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TOWN OF NEEDHAM
HOUSING PLAN

l. EXECUTIVE SUMMARY

Needham is among the most desirable places in the state to live, work, and raise children. However,
based on a substantial affordability gap due to demographic and economic conditions, the community
must continue to strategically plan for more affordalded accessible residential development in
appropriate locations. The Needhdnanning Boards sponsoring this HousiriJanto obtain important
updated documentation on these conditions and identify priority local housing needs to guide decision
making oni K S ¢ fatire/nOuEing agendalo undertake this work, the Planning Board has appointed

a Working Group composed of representatives of various local boards and committees as wkllge at
members of the community. The active engagement of localdess housing stakeholders, and residents

is akey component of the planning process that has included several community meetings and a
community housing survey.

The Town of Needham has not had an approved Housing Plan in place since 2007, althougtadehas
considerable progress in producing affordable housing since then, adding 8&tatesapprovedunitst

to its Subsidized Housing Inventory (Sati)l surpassing the state affordability goal of 10%. Despite
reaching this threshold, the Town recognizes that significant unmet housing needs remain, particularly in
the context of unprecedented housing prices and the pandemic. Consequently, the Teweatbamined

that it should revisit its housing agenda by obtaining updated documentation on the local housing dynamic
and preparing a Housing Plan to strategically address identified priority housing needs.

The Town of Needham has approximately 11,8G@ltbousing units with a median singfi@mily house
price of $1.3 million in September 2021 ($862,500 for condomininits), up from $1,065,000 (+22.1%)
and $805,000 (+7.1%), respectively, as of the end of 2019. Housing prices are not only highgabditrisin
further evidence of tightening market conditions is reflected in vacancy raedoth rental and
homeownership unitsat about 1% and little or no affordability remaining in the private unsubsidized
housing stock. These conditions have been exaerbby substantial teardown activity, involving the
demolition of more modest homereplacedwith much larger and expensive ones, further driving up
housing prices and eroding housingtions Low interest rates have also been a forceirinreasing
housirg demand and thus prices. It should be further noted tihe&t iboss of income thatome households
suffered as a result dhe Covid19 pandemicas well as rising property taxes duedscalatinghousing
values, as well as other higher housnetated costshave contributed to widening affordability gaps with
some residents struggling to remain in the community

It is the premise of this Housing Plan to create housing opportunities that will not only be affordable but
remainaffordable for as long a period as possible, strivingetnain abovel K S aQhapigrSIOBE0%

affordability goal. Staying above this threshold offers the Town a strong negotiating position with
developers to ensure that new units are created intBeyi SEG 2F (KS ¢26yQa ySSRa
also the intention of the Housing Plan to identify and address the wide range of housing needs in the
community to the greatest extent possibleThrough a range of strategies including zoning changes,

1 A total of 894 units were added to thelassachusetts Department of Housing and Community Development
0 & 5 | /SBbsidized Housing Inventory (Shidintained under MGL Chapter 408though 238 were actually
affordable to those with incomes at or below 80%@aoea median incomand 656 were marketate rental units

Needham Housing IBn Pagel
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partnerships with developers and service providers, and subsitiesTown can continue to play a
meaningful role in promoting housing options that match people to appropriately priced and sized units
¢ producinghousing that reflecteommunity priorities andhe range of local needs

A. SUMMARY OHOUSING NEEDS ASSESSMENT
The Housing Needs Assessment provides information on demograpbhanomic, and housing
characteristics and trends with the following key findings:

1. Summary ofDemographic and Economic Characteristics and Trends

Recent spurt in population growth

The 2020 census identifietbntinued population growthin Needhambetween 2010 and 2020, up to
32,091 residents or 11%, representing a gain of 3,205 new residents. Some of this growth is due to new
multi-family rental development that included 526 additional residential units in The Kendrick and
Modera Needham 40B delmments for example.

Projected population growthlikely underestimates actual growth

Thereare a number of projections that have been calculated to forecast future demographic growth
including those provided by the Metropolitan Area Planning Council @jJABtate Data Center at the
University of Massachusetts Donahue Institute, and Needham Public Schitotsf these projections
forecasteda total population of less thaB0,000 residents by 2020 a@d,000 by 2030significantlyless

than the 32,091 radents reported in the 2020 U.S. census

Increases in racial diversity

The population has remained predominantly White, IBiack and otheresidentsof color have been
steadily growing in number and as a percentage of the total population, from 5% in@2@®00,2010, and
up to 15% according to the 2020 census.

Increasing numbers of childreout proportionate declines

Not all2020 census dathas yet been releasellut, in addition to the total population figure of 32,091
residentsthe 2020 datadentified 8,439 residents as being under age 18, somewhat higher than the 8,329
children indicated in the 2019 census estimates and 8,139 childrgflii Proportionately, however,

the level of children decreasdbm 28.3% to 26.3% of all residenb&tween2010 and 2020.

Gains in older residents

The aging of the population is reflected in the median age which climbed from 38.9 years in 1990, to 43.
by 2010, and increasing still more to 43.5 years in 20T8is idargely reflective of significant overall
increases in the 55 to 64 age range.

High projected increases in older residents

Populationprojections generally forecast continuing decreases in younger residents from 2010 levels and
increases in those 65 years and older to at €48t of all yearound residents by 20300f particular

note in these population projections are the followirgeneral demographic shifts and resulting
implications:

1 Someeventual declines in the numbers of children which weNentually provide relief to
b S S R K PubMi€Bhool system, reducing costs with decreases in school enroliment. MAPC and
State Data Centgprojections suggest greater declines in children than those prepared for the
Needham Public School District.

Needham Housing IBn Page2
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1 Increases in younger adults with sufficient income to afford housing in Needham. These smaller
households will likely put less stress on local infrastructure, and many will be attracted to the
smaller multifamily units thathave beerproduced as part oftte new rental developments or
opportunities that might arise out of new zoning such as the Mixed Use Overlay District (MUOD)
or potential accessory dwelling units.

1 Some declines in middieged residents who are likely to be homeowners, many with sclapel
children.

1 Major increases in older adults 65 years of age or older, many who would prefer to downsize in
the community but have tended to remain in their homes given lim#g&#drdable and accessible
housing alternativesvithin their price range

Increases itarger households

The net number of new households was 641 between 1990 and, 2@i® 10,160 to 10,801 households,
representing a 6.3% rate of grow#mdhalf the 12.4% rate of population growth during this period. This
suggests that households were becoming largehnich was further demonstrated by the increase in
average household size from 2.68 persons in 1990 to 2.79 by 2019. Perhaps the teardoityntlat

has occurred over the past decade, with smaller more modest homes being replaced with larger more
expensive ones, is a contributing factor to increasing numbers of larger households.

Figure 11: Median Household Income and Median High incomes but growing
Owner-occupied Unit Value, 19902019 income disparities
$1,000,000 $855,300 !ncomgs haye been steaqny
increasng with the median
$800,000 $646,300 household income up from

$60,357 to $88,079, or by 46%
between 1989 and 1999, and

$600,000
$400,000 $256,500

$165,547 ing by 30% between 1999

$200,000  $60.357 $88,079 $114,365 growing Dy
and 2010 to $114,365. The 2019
$0 1990 2000 2010 2019 census estimates indicate another

45% growth in median household
= edian Household Income income b $165,547, more than
twice the rate of inflation of
17.2%. As shown in Figure1,
housing values have risen more than income, resulting in greater affordability gaps.

= \ledian Owner-occupied Unit Value

There were decreases in the numbers and percentages of households in all incayes cdriess than
$100,000 between 1989 and 2019, with 78.4% of all households earning less than $100,000 in 1989
compared to 30% by 2019Dn the other hand, 21.6% of all households earned above $100,000 in 1989,
increasing to 70% by 2019.

While the media household income of homeowners increased by 85%, from $100,732 in 2000 to
$186,736 by 2019, the median income of renters decreased by 5.7% during this period, from $44,226 to
$41,691.

Needham HousinglBn Page3
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Decliningpoverty
The 2019 census estimates indicakeclines in those living in poverfyom 3.8% in 20100 2.7% of all
residents with dereasedor families and seniors at 1.4% and 4,9éspectively.

Expanding labor force

Needham has a strong and diverse economic baseamidverage employment 4B 951individuals who
were working in Needhanin 2020, up from13,688in 2010. There is also a mix a&mployment
opportunities with a concentration of highgraying professional jobs that brings the average weekly
wage for those working in Needham to a relatively high level of $2,105, up from $1,698iar&Dalmost
Fa KAIK & . 2a0206006822BIOSNF 3S gSS1te 4l

High educational attainment

The educational attainment of Needham residents is very high and has improved over the last couple of
decades. In 2019, 97.8% of those 25 years and older had a high school diploma or higher, and 76% had a
bachee ND& RSINBS 2N KATIKSNI O2YLI NBR G2 ppr F2NJ 0KS
FGaOdFAYYSyG tS@Sta NS O2NNBtFGSR gAGK bSSRKIYQa 3

Fluctuatingschool enrolimentsrojected to peak in 20226 and then decline in 20334.

The Needham Public Schools reported a student enrollment of 5,483 in the2®@A0school year, down
from 5,645 for 2018019, and up considerably from 4,330 students during the 183® school year.
Needham Public School projections also predict statlent enroliments will grow to a peak of 5,946
students in the 20226 school year and then decline to 5,777 in 208342

2. Summary of Housing Characteristics and Trends
Slower housing growththan
Figure I-2: Change in Population and Total Housing population growth

Units, 1990 to 2020 Populaton growth increased

35,000 32,091 by 4,534 residentsor 16.4%
30000 27,557 28511 25,885 between 1990 and 220 to
25,000 32,091 residentsompared to
20,000 housinggrowth of1,486units
15,000 0,405 0,846 1,122 1,891 or 14.3 to 11,891 unitsas

10,000 shown in Figurd-2. Higher
>/000 I I I I population growth reflects
0 higher average persons per
1990 2000 2010 2020 . . \

unit whichlargelyoccurred in

® Population  ® Total Housing Units the owneroccupied housing
stock between 1990 and 2019,

from 2.83 to 2.99ersons Average household size in rentals decreased, however, Z6hto 1.74

personsduring this same period.

2 McKibbin Demographic Associates, Enroliment Projections for FY 2019/2020 to 2033/34 to the Needham Public
Schools, January 2, 2019.
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High level ofdemolition/rebuild activity

Building permit data indicates that between 2010 and 2020 there was a net gain of 720 housing units with
a net increase of only 16 singl@mily homes. This represents a teardown level of almost 98% of all
buildingpermitsissued for singlefamily constructiorduring this period.

Substantial growth in multifamily housing

Building permit data also shows th@é®6 units were built in mukfamily buildings of three units or more
between 2010 and 2020epresenting 92.5% of new unit productioMost of these units were part of
the 526 units built as part of The Kendrick and Modera Needham Chapter 40B developments.

Predominance of owneoccupied, singldamily detached homes,
Needhan & K 2 dza Adgrainate@dibg $ngléamily detached residences @6.49%8% of all units with
an owneroccupancy levelall owneroccupied unitspf 84.0% based on 2@lcensus estimates.

Needham Housing Authority (NHA) units require major investment to make necessary imprents

The Needham Housing AuthoritMHA)owns and manages 316 units of public housifilgisrepresens

22% of all units that the state counts as part of the Subsidized Housing Inventory (SHI). Most of these
units are antiquatd, without handicapped accessibility and energy efficiencies, and will require a major
investment of capital to make improvementadpotentially expand the number of units.

Housing costat unprecedentlyhigh levels

bSSRKIY 22AYRRIGKS) OVHDEAABOSNI £ &SI NER IHfady | & (K:¢
home climbed to $1,102,000 as of January 2019 from $976,250 the @nd of 2018. It subsequently

increasedo $1.3 million as of September 202The median pricéor all types of condominiuranitswas

$862,500as ofSeptember 2021

The rental market has also changed substantially as the median rent increa86&blyetween 1990 and

HAM®pPE FNRBY Pty LISNIY2Yy(iK (42 PmMInyod LY HAM®PI cH
$1,000, 46% above $1,500, and 12% at over $3,00B also important to note that the census figures

include subsidized unitgshich represents about 37% of all rental units in Needham, and thus median

values make the rental market look more affordable than it actuall iswore typical rent for a two

bedroom apartment is at least $1,900 in older dwellings and over $3,200 in rnewdti-family
developments.

+SNE fAGGES FFF2NRIFEOATAGE ESTG Ay bSSRKIYQa LINRJI
There was only one unit, a Habitat for Humanity house, valued below $200,000 andgudher Single

family assessed between $200,000 and $300,000 that weik relatively affordableto those with

incomes at or below the area median income (see THHIdor income levels)Vhile almost half of the

homes were assessed between $500,000 and $700,000 in Fiscal Year 2014, homes in this range declined

to 18.7%in FY22 In fact, all properties assessed for less than $700,000 decreased from 4,987 homes, or
60% of all singkéamily units in FY14, to 1,684 units representing 20% of these units by FY22.

High affordability gaps
The affordability gagor singlefamily homesis estimated to be $534,000 as of September 2021, the
difference between $766,000, based on what a median incbi®edhamhousehold could afford (for an

Needham HousinglBn Page5
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average household of three and 80% financing) and the median house price aohifiibB2 This gap is

up considerably from $211,500 as of April 2014. The upfront cash requirements for the down payment
and closing costs in effect substantially add more than another $260,000 to this affordability gap in the
case of 80% financingith a 20% dowmpayment

When looking at the affordability gap for those with incomes at the 804tlimit, the gap is an estimated
$928,500, the difference between the median priced sifghaily home and what a threperson
household earning at this income level cafifiord, or $371,500 based ahe ability to secure financing
with no more than a 5% down payment, such as through some state subsidized mortgage programs

In regard to rentals, because the median household income for Needham is so high, there is no
affordability gap for households earning at the median income level who could likely afford a monthly
rent of almost $4,000. However, a household with income at the 80% AMI level would encounter an
affordability gap of about $650, the difference between atireated median rent of $2,500 and what
such as household could afford of about $1,8%ed on spending no more than 30% of income on
housing costs

Increasirg cost burdens

Special tabulations of census data for HUD indicated that of the total 1@StiBatedhouseholds in
Needham, 1,425 or 13.2% were spending between 30% and 50% of their income on housing with another
1,163 or 10.8% spending more thhalf their income on housing cost3his analysis suggests that 2,588

or 24% of all households wespending too much on their housingommonly defined as spending more

than 30% of income on housing cost and also referred to as having cost burdens

There were 1,030 renter households and 1,060 owner households with incomes at or below 80% AMI,
which ircluded 57% or of all renter households and 11.8% of owner househdMghe 1,810 reported
renter households, 620 or 34.2% were experiencing cost burdens compared to 708 or 7.9% of owners.
Consequently, renters were proportionately experiencing greatest burdens although the total number

of costburdened owners was a bit higher.

Of the 1,030 renter households with incomes at or below 80% AMI, 60.2% were experiencing cost burdens
including 38.4% with severe cost burdens. In comparison, 66.8%e df,060 owner households were
overspending including 46.0%tlv severe cost burdenslt is likely that many of these ceburdened
26yYSN) K2dzaSK2f Ra FFNB aOF&aK LJ22N) odzi SljdzAa & NROKE
purchasing an affordde unit but their financial assets, particularly the equity in their homes, would

render them ineligible for such housiAg.

3 Figures based on interest rate #f0%, 30year term, annubproperty tax rate of $3.03per thousand, insurance

costs of$6 per thousand for single and twfamily homes and $4 per thousand for comdi@ium units, and private
mortgage insurance (PMI) estimated at 0.3125% of loan amount for 95% finaaoohgstimated monthly condo

fees of $300Figures do not include underwriting for PMI in calculations with a 20% down payandrfor the 80%

AMI level at 95% financing that would assume that the purchaser qualified for the ONE Mortgage Program,
MassHousing, rmoother government mortgage offerings for exampléAssumptions also include the purchaser
spending no more than 30% of income on housing costs.

4HUD uses Median Family Income (MFI) in this report which is the equivalent of Area Median Income (AMI).

5 Stae asset limits are $75,000 plus a maximum of $200,000 in net equity from a former home for those purchasing
a unit in agerestricted housing, a maximum of $75,000 for all other households.
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dgnificant gaps remain between what most current residents can afford and what housing is available. In
addition to sizable income requirements, both purchasers and renters are confrontedyreiying up-

front down payments and movim costswhen seekindnousing. Also, lonterm residents may encounter
difficulties keeping up with housing expenses including taxes, utilities, insyamteaintenance needs.

It is no wonder that so many households were experiencing cost burdens.

The convergence of thedrends¢ an aging populationhigh housing prices, lower housing production,
limited housing diversitychallengesin obtainingsubsdies and large ugront cash requirements for
homeownership and rentalg all point to awidening affordability gapand increasing cost burdens
Consequently, Needham and many other communities in the Greater Bostorwdreantinue tolose
ground ontheir ability to be a place where individuals and families across a range of economic and social
strata can call home.

3. Summary of Priority Housing Needs

Given the numbers of residents who are paying too much for their housing and growing affordability gaps,
there is a pressing need to produce more housing that is affordable in Needham, ndbotiig most
financiallyvulnerable residents, but also for those whave moderate incomes and asséist are still
struggling to remain in the community. The major obstacle to meeting underserved needs is the gap
between the level of need and the resources available, includéal property, which has been
exacerbated by unprecedently high and rising housing prices. Constraining regulations, low interest rates,
andincreased demand for singfamily homes as well abe pandemic have also contributed to rising
housing prices.

Fundamental to the rise in housing prices is the imbalance between housing supply and demand. This is
not just a local problem but one that is occurring throughout much of the Commonwealth, the Greater
Boston area in particular. Regional solutions too&ting housing production are needed, albeit
challenging giverthe discretion provided to municipalities to adopt their own zoningldwys and
ordinances under thehome rule amendment to the Massachusetts Constitutittome rule which
authorizes local byla enactment

Based on input from a wide variety of sources including updated census data, market information, input
from local stakeholders, and community meetings; the following priority housing needs have been
identified. It should be noted that this information e augmented with input from the Community
Housing Workshop, to be held on March 24, 2022, and the Community Housing Survey which will be issued
shortly after that.

Households with Limited IncomesNeed affordable rental housing

There still remains population living ilfNeedhanmwith very limited financial means. Given the high costs

of rental housing, including sizable-fnont costs (first and last montlkent, a security deposit, and/or

moving expenses), more subsidized rental housing is negessasffer more diverse and affordable
K2dzaAAy3a 2LIA2yaT LI NLGAOdz F NI & F2NJ GKS O2YYdzyAaide
Additionally, almost all state subsidies are targeted to rental developménth enables the Town to
leverageanylocalinvestment

Gaps in Affordability and Access to Affordable Housgigeed affordable homeownership opportunities
Housing ilNleedhamis expensive with large gapgtween what housing costs and what many residents
can afford.There are also substantial cost burdens for owners with incomes at or below 100%& .
though Needhamhas a very high level of homeownership 848840, there would be a public benefit for

Needham HousinglBn Page7
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the Town to promote opportunities for younger households to ghase astarter hane and establish
roots in the communityAwider range of affordable hneownershipoptions isalsoneeded for municipal
employees, other Town employees, and seniors looking to downgvkany older adultsare living in
homes that are largr than they need, costly to maintain, and potentially isolatimgt there are limited
alternatives that better address their current lifestyles, resources, and potential special,rmedsas
condominiums with elevator access.

Special Needblousingg Need barrierfree units and supportive services

Almost 2,000 or 6.4%f residentsclaimed some type of disability. Given this level as well as the aging
of the population, greater emphasis should be placed on housingghiaked toappropriat supportive
services andpromotes increased conformance with universal design guidelines for handicapped
accessibility, adaptability anavisitabilitye.

Given the indicators of need that are included in the Housing Needs Assessment, even if theefewn
to reach the 10% level of affordability without the inclusion of market rate units in the Chapter 40B rental
developments, now at 6.7%, it will likely still have unmet housing needs in the community.

B. SUMMARY OF HOUSING STRATEGIES
TBD

Needham HousinglBn Page8
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Il. INTRODUCTION

A. Purpose of the Project

This HousindPlan representan effort to update and augment information that was included in an
Affordable Housing Plan, completed in Z0€hat was the culmination of a lengthy process on the part of

the Town of Needham to better understand and address unmet community housing.nketife fall of

2002, the Needham Sele&oardcreated the Comprehensive Community Housing Study Committee,

made up of both Town officials and local residents;aordinate, research and make recommendations

to the Town about ways to maintain and incseahousing options for individuals and families withdow

and moderateincomes2 A G K adAadlyO0S FTNRBY bSSRKIYQa tflyyAy:
funding under Executive Order 418, the Committee undertook a vigorous program of research and public
workshops for more than a year that culminated inanpletedCommunity Housing Plan.

In June of 2006, th8elecBoard appointed a special Affordable Housing Plan Task Force to work with the
Town Planner and selected consultants on updating #imvementioned Executive Order 418
Community Housing Plan to make sure it reflected current market conditions, the status of housing
initiatives, and the updated HUD Consolidated Plsetting production goals over the next decade to get

to the Chapter 40B.0% state affordable housing goal.

More than 15 years have passed since then and significant progress has been made with respect to
boosting housing production and building locapacity for promoting additional housing opportunities
including the following important accomplishmerits:

T { AYyOS H nn cChapiek4adBsubgdized ®léusing Inventory increased from 498,410
units or from4.61% t012.76% of its yearound housing stock for a net increaseaff2 state
approvedunits.

1 The Needham Housing AuthorifiNHA)coordinated a $2 million modernization project that
expanded the living areas and renovated the kitchens of unitssiHigh Rock Estatgwoject.
Additionally, they redeveloped 20 singlemily houses into 20 duplexeasgith a net gain of 20
units. Ten of thes@luplexeswere redeveloped into 20 condominiunmits with a separate
Homeowners Association but also receiving some NHA supporimtaining and managing the
units. The remainingnitsare rentalsowned andmanaged by NHASince then, NHA prepared a
Facilities Master Plan and has brought on consultants to guide it in the next phases of
modernization and redevelopment work.

1 The Towrapproved new zoning that created special districts to promote housinglder adults
and mixeduse development with mandates for the inclusion of affordable urttalso approved
a bylaw to allow the creation of Accessory Dwelling Units (ADdisfamily members or
caregivers

9 Significant funding has been committed in support of affordable housing incladtingst $1.5
million in Community Preservatioact (CPAjunding and $280,000 ifederal HOME Program
funds.

1 The Town prepared a permitting guide that clarifies what qualities Needham seeks in housing
developmentfocused primarily ofChapter 40B comprehensive permit projects.

6 Such plans are required by HUD for receipt of HOME Progranmfyiadd updated every five years.
” A more detailed report of zoning and housing production accomplishments is included as Appendix 1.
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1 The Town launched new prograpmeto support qualifying tenants in paying their rent during
the pandemic and another to help eligible homeowners undertake important health and safety
improvements to their homes.

This HousindPlan provides @ opportunity to obtain updated information on local demographic and
housing changes and reflect on the ramifications of these changes on current housing needs. In order to
move forward on a proactive housing agendhe Town recognizes that it needs more current
understanding of the local housing dynam identify and prioritize unmet housing needs in the
communityand prepare a plan of action to address thefthis planning effort wiknable the Towno
document the extent of local need in teswf affordability, accessibility, adequacy and suitability that will
provide input into decisioimaking on futureegulatory anddevelopment prospects.

The Needhanlanning Board has appointed a Working Group of representatives of various Town boards
and committees as well asitee at-large community members. Fundamental to this planning effort is a
robust community engagement procesispublic forums, interviews, and a surveyensure that residents

have opportunities to express their thoughts about Idealising issues and an action plan.

B. Town Overview

Needham is a largely residential community that is located on rocky uplands within a loop of the Charles
River in the easter part of Norfolk County, about ten miles southwestDiwntownBoston. The town
includes almost 13 square miles and is home to al32)000 residents. Neighboring communities are
some of the most affluent in the Boston Region and the state includinde¥liy on the west and
northwest, Newton on the north and northeast, the West Roxbury section of Boston on the east, Dedham
on the southeast and south, and Westwood and Dover on the south.

Needham also has the great advantage of being well position#fdregpect to transportation with four

ad2LJa 2y UKS al aal OKdzaSdda . @& ¢ NJapudskoite dodrcting NR (& Q.
bSSRKIFY gAGK GKS a. ¢! and treméhBoSsyhighiwayyateessibflity thed indiusieg

Route 9 to the nah and Routes 95 and 128 that run through town with two exits in Needharhis

proximity to transit should help Needham access funding for traoréginted development.

Needham is also made up of richly diverse environments, ranging fcempact Town Center, outlying

areas that are more rural in character, a variety of smaller village centers and residential neighborhoods,

as well as substantial and wgllanned business areas. While, Town government remains under

significant fiscal pressres, like virtually all others in Massachusetts, the level of services it strains to

maintain is one that many communities would envy. Moreover, Needham has aewetinized school
system thathas been ranked highly among othénsthe

(%) state. All of thee amenities have resulted in Needham

3 being a desirable place to live, work and raise a family.

e

Wellesiey =2bse0 \
i P Jak Hl Nevertheless, the Town faces some very real problems
= Needham ™ " that need to be addressed, and housing is among them.
South A Nesctiam / High housing costs coupled withited state andfederal
v ( N, S~ resources present substantial challenges to meeting local
A\ g +y housing needs. For example, young adult children of
Needham families typically find it impossible to afford
02012 Gooéi&; Map dath 55201D €8s housing here. Many households, especialiyer adults

with fixed incomes, findhat remaining here imposes

Needham HousinglBn Pagel0



Draft 3-16-22

AYONBFaAy3Ite dzyoSINIofS O02ad 0dz2NRSyao azoAtAlGe o,
with good incomesnd substantial home equitfind downsizing to housing with services a choice that is
largely unavailalgl atreasonablecost.

Moreover, Needham is categorized by the regional planning agency, the Metropolitan Area Planning

/| 2dzy OAf o6a!t/ 0z & | avYl GdzNB -2a8thzedziyprieighboih@dsyof OK I N
owner-occupied, singkkamily homes onsmall lots, interspersed with commercial districts and high
RSyaAalue NEAARSYGAL f RS@St 2 LIYSy ( & dousipgdddvélopndent | G dzNA
opportunities. While there are some remaining scattered parcels of vacant developable land, most new
development will have to occur through the redevelopment of existing buildingiis will likely be in

areas where some greater densitynslcome such as near commuter rail stations and along commercial

corridors Moreover, dmost all newsinglefamily homesnow involve the demolition of more modest

homes in the community witheplacement oimuch larger and expensive ones.

Bringing affordability to existing units is made more daunbgpp) SSRKI YQ& SE NI 2 NF
market values with a mediasinglefamily home price of $1.3 million.

Within this context of housing challenges is the virtual mandate from Chapter 40B and the Commonwealth
that at least 10% of all housing shoulddférdable based on specific requirementsgardless of market
changes.As Needham has surpassed this 10férdébility threshold, it is in a position teetter control

new development of affordable housing as the Chapter 40B comprehensive permit process can only be
used if the Town agrees to basic project terms and conditions.

C. Housing Goals
As part ofthe 2007 Affordable Housing Plan, the Town articulated the following four primary housing
goals:

1 Anoverarching goal to build a stronger and deeper community. The ways in which housing efforts
are carried out can help in achieving that, bringing thenswnity together in addressing a widely
shared concern about the quality of life in Needham.

1 A related goalsto remain a community having broad so@oonomic diversity shaped less by
economic imperatives than by individual choices about the livingrenwient that individuals
choose. Achieving that goahtails meeting housing needs across the full range of incomes,
promoting the diversity and stability of individuals and families living in Needham.

1 A widely expressed goal to have the community shapewn housing future, doing so with
sensitivity to largethan-local considerations but without th@own losing its ability to guide
development outcomes.

1 A-related goal is to assure that new housing is appropriate to its location and context. Achieving
that involves sensitively designed regulations and cooperative development and deuiskimg
processes.

We will want to revisit these during the plaimg processespeciallythe community visioning
process
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D. Definition of Affordable Housing

The federal government identifies units as affordable if gross rent (including costs of utilities borne by the
GSyrydo Aa y2 Y2NB GKFy om: 2F | K2dz2aSK2f RQa yS(
dependent, for child care, extraordinary mediexipenses, etc.) or if the carrying costs of purchasing a

K2YS 6Y2NI3AF3IST LINRPLISNI& GFES& FyR AyadzNdhgp@®S0O A&
40Bcomprehensive permit regulations and Local Initiative Program (LIP) guidelines definifftyr if

the household is not paying more than 30% of income on housing costs. If households are paying more

than these thresholds, they are described as experiencing housing affordability problems or cost burdens;

and if they are paying 50% or more foousing, they have severe housing cost burdens.

Affordable housing is also defined according to percentages of median income for the area, and most
housing subsidy programs are targeted to particular income ranges depending upon programmatic goals.
Extremely lowincome housing is directed to thoséth incomesat or below 30% of area median income
(AMI) as defined annually by the U.S. Department of Housing and Urban Developmén$86,250 for

a family of three for the Boston metro areaHousing that targets this income group is often referred to

ad GRSSLI & ernflddnhidme i6 defnéddas hodseholdsth incomesbetween 31% and 50%

of area median incomeaup to $60,400 for a family of three). Lewcome generally refers to the range
between 51% and AMI($90,950 for a family of threat the 80% level). These income levels are
summarized in Tablg-1.

Tablell-1: INCOME IMITSFOR THE BOSRN-CAMBRIDGRUINCY MANH METR@AREA2021

# Household | 30% AMI 50% AMI 80% AMI 100% AMI

1 $28,2000 $47,000 $70,750 $84,560

2 $32,200 $53,700 $80,850 $96,640

3 $36,250 $60,400 $90,950 $108,720
4 $40,250 $67,100 $101,050 $120,800
5 $43,500 $72,500 $109,150 $130,464
6 $46,700 $77,850 $117,250 $140,128
7 $49,950 $83,250 $125,350 $149,792
8 $53,150 $88,600 $133,400 $159,456

Source: U.S. Department of Housing and Urban Development @hHdommunity Preservation
Coalition for 100% AMI figures.

Most statesupported housing assistance programs are targeted to households earning at or below 80%
AMI, as well as some at lowercmme thresholds. The Community Preservation Act (CPA) allows resources

to be directed to thoseat a somewhat higher income threshotdup to 100% of area median inconge

y2g 0@LIAOIT & NBTFSNNEB Rshaull benatedioWedey tiiadryiits in his iikcdrded A y 3 €
range cannot be counted as part of the SHI. In general, programs that subsidize rental units are targeted
to households earning less than 60% AMI with some financing reaching those with incomes below 30%

AMI. Firsttime homebuyer progams typically apply income limits of 80% AMI.

Ly O2dzydAy3a | O2 YY dzyCGhapieuaB 0niNE@eshblds the state 2amritsNaRousinig S
unit as affordable if it meets a number #quirements under Chapter 40B as summarized in Fitidre
tKSaS dzyAida INBE 2F0Sy NBTSNNBR thiek areriodedatelpridedd ¥ 2 NR I 0

8 Definitions of other terms are included in a Glossary of Terms in App2ndix
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units available on the open market thdb not qualify for the SHI andferred to as Market Affordable

Housing.

Figurell-1: CHAPTER 40B: WHAT IS AFFORDAB
HOUSING?

adzad 0SS LI NI 2F | G&adzmaiR)
non-profit, or limited dividend corporation rmapproved
Througha state subsidizing agency
At least 25% of the units in the development must be inco
restricted to households at or below 80% of area median
income (or 20% for those earniag or below 50% AMI)
and have rents or sales prices restricted to affordable leve
Restrictions must run at least 15 years for rehab and in
perpetuity for new homeownership units.
Development must be subject to a regulatory
agreement and monitored by a public agency or
non-profit organization.
Project sponsors must meet affirmative marketing
requirements.

State policies also enable municipalities to possibly reserve up to 70% of the affordable units created in
state subsidized developments, including comprehensive permit projects, for those who live, work or
FGGSYR a0K22ft Ay G(KS 202 YYdINE F & SiBARpRSaNNBRrédiahd | a
thus far Needham has obtained local preference approaathe 70% levefor all of its eligible projects.
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n.  HOUSING NEEDS ASSESSMENT

It is important to closely examine demographic and econatataand trends particularly past and future
trends, in order to understand the composition of the population and how it relates to current and future
housing needsA profile describing housirgrowth and occupancy patterns as well as the current housing
market dynamic is also provided, including an analysis of affordability based on different income levels
and population groups.

A. DEMOGRAPHIC PROFILE
This section examines population grovithterms of changes in the age distribution amalisehold types
that predict impacts on local services and the housing market.

1. Population Growthg Recent spurt in population growth

Aspresentedin Tabldll-1and Figurdll-1> b S S Rdpulatiad increased substantially after World War

II, more than doubling between 1940 and 19@@cording to U.S. census dafae populatiorclimbed to

29,748 residents by 197@nd then dipped to 27,55h 1990. It reboundedfter that growingto 28,478

or by 3.3% in 2000, and then up modestly28,886 residentsand 1.4%in 2010 The 2020 census
identified significant population growth between 2010 and 20#0up to 32,091 residents or 119%,
representing a gain of 3,205 new residents. Some of thigvitirds due to new multfamily rental
developmentFor example, The Kendrick and Modera Needham Chapter 40B developments included 526
additional residential units.

The Town census figurevas 31,736 residents as of November 2021 with additional 1,163 inactive
voters for a total 0f32,899. The Town is required to kedhese inactive votersn the census for two
biennial state elections if they do not retuaconfirmation notice The disparity between the federal and
local figures itargely becausthe federal census counts students as living at their colleges and universities
while the Town counts students as living at the home of their parents.

Tablelll-1: Population Change, 1930 2020

Total Change irNumber of
Year Population Residents Percentage Change
1930 10,845 -- --
1940 12,445 1,600 14.8%
1950 16,313 3,868 31.1%
1960 25,793 9,480 58.1%
1970 29,748 3,955 15.3%
1980 27,901 -1,847 -6.2%
1990 27,557 -344 -1.2%
2000 28,478 921 3.3%
2010 28,886 408 1.4%
2020 32,091 3,205 11.1%
TownRecords 32,899 - -
As 0f11/21

Sources: U.S. Census Bureau, 2012020 University of Massachusetts Donahue Institute State Data Center
bSSRKIY ¢26y ./ tSN]IQa hFTFAOS
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There are a number of

Figure I41: Population Growth, 1950 to 2020 projections that have been

35,000 32,091 calculated to forecast future
20,000 29748 57 901 97557 28,478 28,886 demographic growth
’ 25,793 including those provided by
25,000 the  Metropolitan  Area
20,000 15313 Planning Council (MAPC),
15.000 State Data Center at the
’ University of Massachusetts
10,000 Donahue Institute, and
5,000 Needham Public Schools, all
0 of which are summarized
1950 1960 1970 1980 1990 2000 2010 2020 below. All these projections

calculated a total population
of less than30,000 by 2020 and less th&1,000 by 2030less than the 32,09tesidentsreported in the
2020 U.S. census.

The Metropolitan Area Planning Coun@APC) provide two different sets of projections based on
varying assumptions. The first is the Status Quo scebased on the continuation of existing rates of
births, deaths, migration and housing occupancy. The second is the Stronger Regiomiadtbased on
the following assumptions:

The region will attract more people than it does today, particularly young adults;

Younger households born after 1980 will be more inclined to live in urban areas with less of an
inclination to live in singléamily homes; and

1 An increasing number of older adults will dse to dowsize from their singléamily homes to
apartments or condominiumnits.

1
1

The projections suggest very limited population growth over the next several decades \wittotal
population of 8,981 and 2,491 by 2020 under the Status Quo and Str@ndRegion scenarios,
respectively By 2030, MAPQiculated thatb S S R f§ totél Qopulation will be ,7060r 30,746under
the Status Quo and Strong Region scenastsfrespectively.

Projections from the University of Massachusetts State Data Cémtecased declining growth with a
total population of 29,610 and 28,539 residents for 2020 and 208§pectively The Needham Public
Schools forecastla comparable population to the 2010 level of 28,9é8identsfor both 2020 and 2030.

The projected changes the age distribution for all of theg®pulationprojections are included in Section
111.A.3 below.

2. Raceg Gains in population diversity

Table IH2 provides a summary of the racial breakdowns of the population for 2000, 2010, and 2020,
showing the casiderable increase in population diversity over these decadésle the population has
remained predominantly Whitebut Asian, Latinx and Blacksidents have been steadily growing in
number and as a percentage of the total population, from 5% in Z8®0n 2010, and up tdb% according

to the 2020 censusAsians comprised 3.5% of the population in 2000 &d&oby 20, representing half

of al minority residents.Black or AfricasAmericanresidentscomprised onlyl.4% ofthe population in
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2020. Those claiming Hispanic or Latino heritage added another 1,223 residents in 2020, representing
3.8% of the populatio#.
Table [142: Racial Disthution, 2000, 2010, and 2020

RaceéEthnicity 2000 2010 2020

# % # % # %
Total Population 28,911 100.0 28,886 100.0 32,091 100.0
White* 27,140 93.9 25,730 89.1 26,013 81.1
Black* 187 0.6 275 1.0 452 1.4
Asian* 1,023 3.5 1,753 6.1 3,033 9.4
Native American* 7 0.02 10 0.03 10 0.03
Some Other Race* 34 0.1 64 0.2 195 0.6
Two or More Races* 179 0.6 436 1.5 1,165 3.6
NonWhite, NorHispanic/| 1,430 5.0 2,538 8.8 4,855 15.1
Non-Latino
Hispanic or Latino** 341 1.2 618 2.1 1,223 3.8

Source: U.S. Census Bureau, 20R&ludes race alone, neHispanic** Includes all racial groups

3. Age Distributiong Increasing number of childrendespite proportional declines, with
losses in younger adults ansignificantgains inolder residentsup to age 74

Census data regarding the changes in the age distribution from 1990 ®i&@ovided in Tabléll-3 and
visually presented in Figuidl-2. The 2020 census dat&entified atotal population figure of 32,091
residents,including 8,439residentsas being under age 18omewhat higher than the 8,329 children
indicated in the 2019 census estimatedn general trends showan overall increase inchildren
accompanied by decreasesyounger adultand gains in older one$he aging of the population is also
reflected in he median agevhich climbedrom 38.9years in 199@0 43.0 by 2010increasing still more
to 43.5 years in 2019, largely reflective of overradreasain the 55 to 64 age range. TiB919median
ageof 43.5 yearss higher than that ofNorfolk @unty at40.7yearsor the state at39.7years.

Tablell-3: Age Distribution, 1990 to 209

1990 2000 2010 2019
Age Range [y % # % # % # %
Under 5 Years| 1,860 6.7 2,153 7.4 1,869 6.5 1,572 5.1
5¢17 Years | 4,402 16.0 5,423 18.8 6,270 21.7 6,757 21.8
18¢ 24 Years | 2,088 7.6 1,540 5.3 1,527 5.3 2,082 6.7
25¢ 34 Years | 3,776 13.7 2,514 8.7 1,694 5.9 1,851 6.0
35¢ 44 Years | 4,619 16.8 4,939 17.1 4,046 14.0 4,081 13.2
45¢ 54 Years | 3,223 11.7 4,490 15.5 4,940 17.1 4,614 14.9
55¢ 64 Years | 2,959 10.7 2,662 9.2 3,840 13.3 4,165 13.4
65¢ 74 Years | 2,394 8.7 2,265 7.8 2,053 7.1 3,250 10.5
75¢ 84 Years | 1,556 5.6 1,885 6.5 1,606 5.6 1,678 5.4
85+ Years 680 2.5 1,040 3.6 1,041 3.6 920 3.0
Total 27,557 100.0 28,911 | 100.0 28,886 | 100.0 30,970 | 100.0
Under 18 6,262 22.7 7,576 26.2 8,139 28.2 8,329 26.9
Age 65+ 4,630 16.8 5,190 18.0 4,700 16.3 5,848 18.9
Median Age | 38.9 years 40.8 years 43.0 years 43.5years

Sources: U.S. Census Bureau, 1990, 2000 anda2@l@merican Community Survey B84019 5-Year

Estimates

% There is some overlap ddiceidentification between these minority groups.
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A further analysis of these demographic shifts is offered below.

1 Increasing population afhildrenthat is slowing down witlproportional declines
While many relatively affluent towns have experienced significant decreases in the number of
children, this has not been the case in Needham. Those under age 18 increased from 6,262
residents in 1990 to 8,139 by 2040 from 22.7% to 28.2% of the poptitan, representing 21%
increasebetween 1990 and 2000 and a 7.4% increase between 2000 and 2@b8us estimates
for 2019 suggestcontinued growth to 8,29 childrenbut proportionally down to 26.9% of the
populationand a growth rate down to 2.3%The 2020 census identified 8,439 residents under
age 18 down t026.3% of all residentnd a 3.7% rate of growth since 2010

1 College age residentiecreased by 26 between 1990 an@010 and increased to almost 1990
levels according to 2@lcensus estimates
Young residents in the 18 to 2&4e range decreased by 27% betweefdand 2010goingfrom
2,088 residents to 1,527. The Ztensus estimates indicate sonmcrease in this poulation
since thento 2,082residentsand 6.7% of the population It is important to note thamany
formerly Needham residents in this age range are boarding at college or living out ofitavn
are not included as part of this count baute still conne¢ed to the community©

1 Young adultsleclinedoy abouthalf since 1990
Younger adultén the 25 to 34age rangemanyin the family formation stage of their livealso
decreased significantly between 1990 and 2010, dropping to 5.9% of the population in 2010 from
13.7% in 1990, or from 3,776 to 1,694 resideifise 20P census estimatef 1,851 residentss
higher thanthe 2010 figurebut proportionately at about thesame level of 6.0%Overall an
increasing number oMillennials (born 19801994) who were raised in Needharhave been
choosing to live elsewherand the high cost of housing is likely a contributing faataaddition
to general preferences for living in more urban are®erhaps the small increase in the 2019
census count is due to expanded rental opportunities that have emerged as part ohapte€
40B multifamily developments.

I Reductions inyounger middleaged residents
While those age 35 to 44 increased between 1990 and 200320 residents or 6.9%, there was
a falloff of this population after that, decreasifigppm 4,619to 4,046 residents or b$2.4% as of
2010 The 202 census estimates suggestain of only35 residents in this age range despite a
7.2% population increase between 2010 and 20&hile many in this age range would likely be
attracted to Needham giverhe high quality of its school system and other community amenities
for young families, it is also likely thatany have beehJNA OSR 2 dzi 2F GKS (G26y Q2

9 Recent decline imiddle-aged residents
There was a upsurge of those in the 45 to 54 age range, growing by 1,717 residents or 53.3%
between 1990 and 2010, likely refleati of thosefurther into their work liveseing better able
to afford to live in NeedhamHowever, the 2019 census estimates indicatiearease in this age
cohort, down to 4,614 residents from 4,940 in 2018ome in this age range may also have found
it challenging to afford the rising housing costs during this period.

0 The federal census counstudents attending colleges and universities, or other boarding institutiassesiding
in their schoocommunity. Those living in dormitories are reported separately as liviggdop quarters.
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1 Older middleaged residentsncreased
Those in the 5to 64-age rangencreased from 10.7% of the population in 1990 to 13.3% by ,2010
or from 2,959 to 3,840esidents Census estimates for 20kuggest further increases tol45
residents, comprising3n:’> 2 F b SSRK I YrheaTowdwvilldeed td hpfegated to
accommodate this increasing population of older adults as they enter retiremitht more
housing with handicapped accessibility, supportive services, and low maintenance demands.

1 Fluctuating population oblderresidents
The number of those 65 years of age and oldes fluctuated somewhatver the decadefrom
4,630 residents in 199@ip to 5,190 in 2000and then back down to 4,700 in 2010, close to the
1990 level. The 2®@Icensus estimates indicate another increas¢hiese residents to 5,543 and
up to 189% of the populationlargely driven by those age 65t0.74 8 (1 KS OBaby dzy A (e Q
Boomerscontinue toenter this age range, the numbers @fier adultswill continue toincrease
over the nextdecade or s@s forecated in population projections

81 ?I):9|gure IH2: Change in Age Distribution, 2000 to 2019

8,329
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8,000
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2,000
1,000

<18 18-34 35-44  45-54 55-64  65-74

o

B 2000 Census ® 2010 Census m 2019 Census Estimates

Population Projections

There areseveral different projections of changes in the age distribution including two scenarios from the
Metropolitan Area Planning Council (MAPC), figures from the UniversitMasbachusetts Donahue
LyadAaddziSoa {0GFGS 5FraGF [/ SYGdSNE |yR OFfOdz I GA2Y A
summarized below.

MAPC Projections

I O2YLI NXGAQPS adzyYYINER 2F al!t/ Qa {dGFddza vdm4, I yR { i
alsocomparing 2010 census figures. Total population grdvetween 2010 and 2030nder the Status

Quo scenario is 2.8% with the Stronger Region growth rate at 6.B8ése projections suggest that
bSSRKIYQa loidcitintieltohgPow slaivly to a total population of 3&6by 203 based on

their Stronger Region scenaslmowever,even the Stronger Region scenario underestimates actual growth

of 32,091 residentaccording to the 2020 U.S. census

Nevertheless, & explained above, it is likely that the Stronger Region scenario will more reliably reflect
future growth patternghat the Status Quo projectiondBoth scenarig, however,indicate a increase in
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those 65 years of age or olddrom about 16%0 24% of the populatiorbetween 2010 and 203@vith
some falloff of those under age 2Grom 30.1% in 2010 tabout 23% by 2030.There were alssome
gains in younger adults age 20 to 34 and mogesjected decreases ithose 35 to 64years of age

Tablelll-4: MAPC Population Projections for 2030

Age Range 2010 Census 2030 Status Quo | 2030Stronger Region

Projections Projections
# % # % # %

Under5 Years 1,869 6.5 1,572 5.3 1,650 54

5 to 19Years 6,814 23.6 5,763 19.4 5,935 19.3

20 to 34Years 2,677 9.3 3,400 11.4 3,680 12.0

35 to 64 ¥ars 12,826 44.4 11,593 39.0 12,002 39.0

65+Years 4,700 16.3 7,378 24.8 7,479 24.3

Total 28,886 100.0 29,706 100.0 30,746 100.0

Source: Metropolitan Area Planning Council (MAR@ssachusetts Housing Data Portal, January 2014.

Figurelll-3 shows the projected percentage change in total populationthose unde 15 years of age,

and for those ovelge 65 for Needham from 2010 and 2030These changes are comparedater
Maturing Suburbs in the Boston regian,! t /Trée Rivers Interlocal Council subregion, and the entire
aSUiNR .23aG2y INBFX 2y0S I3FLAy o6lFlaSR 2y alt/ Qa
bSSRKIYQa (2l f 3wbeBvecs Zb arik 20808 Boinflakable2td what is estimated in
other Maturing Suburbs and the subregion. The data also identified Needham with the greatest predicted
decrease in the number of children although th#4d population loss is about the same as the estimated
18% decline in other Maturing Suburbs. While not as extreme as the other areas, Needham is also
projected to experience increases in those over the age ¢ofaba 5% gain which is lower than the

projected levels for the other areas.

Figurelll-3: Population Change Comparison, 2010 to 2630
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Tablelll-5 and Figurdll-4 presentmore detailed MAPC Stronger Regitguresfor 2020 and 203@or
Needhamin comparison to the 2010 U.S. census cowsuggesting the following more specific population
trends:

11 Source: Metropolitan Area Planning Council, Metro Boston 2030 Population and Housing Demand Projections.
TRIC (Three Rivers Interlocal Council) is the MAPC subregion that includes Needham as well as Canton, Dedham,
Dover, Foxborough, btfield, Milton, Norwood, Randolph, Sharon, Stoughton, Walpole and Westwood.
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9 Continuing declines in the number and percentage of childittnthose undetage20 decreasing
from 30.1% of the population in 201® 26.8% by 2020and down further to 24.7% by 2030,
representing a loss of 1,098 young residents during this period. This decline, if realized, would
have impacts on school enrollments and costs.

9 Gains of those in the 20 to 24 age range with a net increase of 173 sstents. Given such
high housing prices, many in this age range and recently out of college may need to live with their

family or find rentals that they can share.

1 Increases in those age 25 to 34, from 5.9% of all residents in 2010 to 8.2% tpn20@Eth a net
gain of 830 residents. This group represents a major target market for the new Chapter 40B rental
developments or other future muHiamily construction, both rentals and ownership.

Tablelll-5: 2010 Census and 2020 and 2030 MAPC Popul&iofections

2020 Projections 2030 Projections

2010 Census Stronger Region Stronger Region
Age Range # % # % # %
Under 5 Years 1,869 6.5 1,438 4.9 1,650 5.4
5¢l4 Years 4,952 17.1 4,301 14.6 4,106 13.4
15¢ 19 Years 1,862 6.4 2,165 7.3 1,829 5.9
20¢ 24 Years 983 34 1,295 4.4 1,156 3.8
25¢ 34 Years 1,694 5.9 1,968 6.7 2,524 8.2
35¢ 44 Years 4,046 14.0 3,780 12.8 4,181 13.6
45¢ 54 Years 4,940 17.1 4,192 14.2 4,008 13.0
55¢ 64 Years 3,840 13.3 4,480 15.2 3,813 12.4
65¢ 74 Years 2,053 7.1 3,326 11.3 3,909 12.7
75¢ 84 Years 1,606 5.6 1,528 5.2 2,509 8.2
85 Years and Over 1,041 3.6 1,018 3.5 1,061 3.5
Total 28,886 100.0 29,491 100.0 30,746 100.0
Under 20 Years 8,683 30.1 7,904 26.8 7,585 24.7
65+ Years 4,700 16.3 5,872 19.9 7,479 24.3

Source: 2010 U.S. Census Bureaua®lii NR LI2 t Ay ! NBI

Projections for Metro Boston, January 2014.

ttFyyAy3 /2dzyOrt Q&

1 Relative stability of younger adults age 35 to 44 #a&t projected tacontinue to represent about
14% of the population, increasing by an estimated 135 residents.

1 Afall-off in middle-aged residents age 45 tal5from 17.1% of the population in 2010 to 13.0%
by 2030 and with a net loss of 932 residents or 18.®¥%me ofthese residents maghooseto
leave the community in search of more affordable living conditions and/or because their children
have already graduated from local schools.

1 Projected fluctuations in those 55 to 64 years old, increasing from 13.3% to 1&@#dn 2010
and 2020 and then down to 12.7% by 2030 with a net loss of 27 residents. Some in this age
category might be looking for opportunitiés downsiz which are very limited in Needham.
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1 Increases in the population 65 years of age and ofdem 16.3% in 2010 to 24.3% in 20a0d
with an estimated gain of 2,779 residenf&his increase includes the agiBgby Boomers and
suggests that the Town undertake appropriate planning to accommodate an aging population
that is likely to have special needstive future. The Town ca@anticipatea greater demand for
housing @portunitiesfor downsiing as well as Council on Aging services for example.

8,000 + Figure 4: 2010 Census and 2020and 2030 MAPC Stronger
7,000 Region Projections
6,000
5,000
4,000 W 2010 Census
m 2020
3,000
2030

2,000

1,000
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19 24 34 44 54 64 74

State Data Center Projections

Tablelll-6 provides projections of the age distributionfeedhamfor 2020 and2030 from the State Data
Center at the University of Massachusetts Donamstitute. The 2020 data suggests rather comparable
population figures to the 2020 MAPC Stronger Region egtisngith proportional variations of only about

1% or less for each age range with the exception that the State Data Center projects a higher level of those

45 to 54 years of age at 16.4% instead of 14.2%.

Tablelll-6: 2010 Census and 2020 and 2030 Sfaéda Center Population Projections

2010 Census 2020 Projections 2030 Projections
Age Range # % # % # %
Under 5 Years 1,869 6.5 1,187 4.0 1,340 4.7
5¢l4 Years 4,952 17.1 4,140 14.0 3,133 11.0
15¢ 19 Years 1,862 6.4 2,479 8.4 1,290 4.5
20¢ 24 Years 983 3.4 963 3.3 966 3.4
25¢ 34 Years 1,694 5.9 1,680 5.7 2,156 7.6
35¢ 44 Years 4,046 14.0 3,496 11.8 3,615 12.7
45¢ 54 Years 4,940 17.1 4,851 16.4 3,918 13.7
55¢ 64 Years 3,840 13.3 4,739 16.0 4,458 15.6
65¢ 74 Years 2,053 7.1 3,242 10.9 3,896 13.7
75¢ 84 Years 1,606 5.6 1,680 5.7 2,559 9.0
85 Years and Over 1,041 3.6 1,153 3.9 1,208 4.2
Total 28,886 100.0 29,610 100.0 28,539 100.0
Under 20 Years 8,683 30.1 7,806 26.4 5,763 20.2
65+ Years 4,700 16.3 6,075 20.5 7,663 26.9

Sources: 2010 U.S. Census BuadiUniversity of Massachusetts, Donahue Institute, State DatadCent
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which is below the 28,886tal populationcountin 2010 andwell below the 2020 census population

count of 32,091 residentsNevertheless, these figures still demonstrate general demographic trends

related to decreases in children, gains in younger adults, and increases inssegén65 or older. For

example, the State Data Center estimates that those under age 20 will decline by 2,920 residents between

2010 and 2030 while those 65 years of age or older will increase by close to the same amount at 2,963
residents. Younger adsalbetween the ages of 25 and 34 are projected to increase by 462 residents.

Needham Public Schools Projectidhs

Table Ill-7 presents population projections that were prepared by McKibben Demographics for the
Needham Public Schools which suggest no real total net growth or population loss from the 2010 census
count through 2030. The figures nevertheless demonstrate the samergedemographic shifts as the

other projections with a decrease in younger residenti#h the exception of Millennialsas well as
increases in older residentisggeredlargely by the aging of theaByBoom generation and the continuing
residency of emty nesters.

¢ KS NBL2ZNIQ& TAY RXMBtuderdtskzehdeSrsckiool yedf0A1-70224i1P0R52026,

or from 5,835 to 5,946 studentshe highest enroliment forecasted for piendergarten through 12
grade. The projections then suggeatdecline ofL69 studentsafter that through2033-34, or from 5,946

to 5,777 studentsThese projections indicate a much higher level of growth in enroliment than is currently
occurring with the 2022021 enroliment at 5,483 students as opposed to the dasted 5,813.

This data is primarily based on birth, death and migration data. In regard to housing, the report suggests
GKIFIG aS@Sy AT GKS RAAGNAROG O2yiGAydzSa (G2 KIF@S az2ys
is rental units), the ratemagnitude and price of existing home sales will become the increasingly
R2YAYFyld FFrOG2NI FFFSOGAYI GKS |Y2dzyld 27F LI Lz I GA 2
the following with respect to housing:

The issue over the next five to ten years is that the number of new and existing home sales over the last
three years has been more than 60% lower on average than the previous seven years. Without this in
migration flow the district preschool age cohortsvill be of insufficient size to maintain the current
elementary enrollment levels. The more dependent an area ismigiation for students to compensate

for a low number of births, the larger the enrollment will decline. While the construction afemnéav

units will help reduce this problem in the short term, once these units are finished (assumed in these
forecasts to be by 2027) they will have no additional impact on the overall age distribution of the district.

12 McKibben Demographics, Needham Public Schools, MA Demographic Jetudigry 2, 2019. These figures
NEFEt SOG GKS FT2NBOI aiSNRa a. S apgprofednbusihghiBveldpments Buktioand f O dzNINJ
completed by 2032nd occupied by 2033.
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Tablelll-7: 2010 Census ar2D20 and 2030 Needham Public School Projections

2010 Census 2020 Projections 2030 Projections
Age Range # % # % # %
Under 5 Years 1,869 6.5 1,760 6.1 1,620 5.6
5¢14 Years 4,952 17.1 4,710 16.3 4,750 16.4
15¢ 19 Years 1,862 6.4 1,910 6.6 1,850 6.4
20¢ 24 Years 983 34 1,060 3.7 940 3.2
25¢ 34 Years 1,694 5.9 2,170 7.5 2,210 7.6
35¢ 44 Years 4,046 14.0 3,090 10.7 3,600 12.4
45¢ 54 Years 4,940 17.1 4,040 14.0 3,240 11.2
55¢ 64 Years 3,840 13.3 4,680 16.2 3,810 13.2
65¢ 74 Years 2,053 7.1 2,990 10.3 3,700 12.8
75¢ 84 Years 1,606 5.6 1,490 51 2,220 7.7
85 Years and Over 1,041 3.6 1,060 3.7 1,020 3.5
Total 28,886 100.0 28,960 100.0 28,960 100.0
Under 20 Years 8,683 30.1 8,380 28.9 8,220 28.4
65+ Years 4,700 16.3 5,540 19.1 6,940 24.0

Sources: 2010 U.S. CaaBureau and Demographic Study conducted by McKibben Demographics for
the Needham Public Schoolgnuary 2, 2019

Tablelll-8 and Figurdll-5 provide a comparison of the 2030 MAPC Stronger Region, Btdte Center

and Needham Public School projections. The State Data Center and Needham Public School projections
suggest relatively comparable total population estimates, but the decreases in children as well as the
increases in older adults are much lessreme in the Public School figures in comparison to the others.

Of particular note in these population projections are the following general demographic shifts and
resulting implications:

f Some @clires in thenumbers of children which will provide religf2 b SSRKI YQ& LJdzo f A
system reducing costswith decreases in school enrolimenlAPC and State Data Center
projections suggest greater declines in children than those prepared for the Needham Public
School District.

1 Increassin younger adults wh sufficient income to afford housing in Needhafiese smaller
households willikely put less stress on local infrastructure, and many will be attracted to the
smaller multifamily units thathave beerproduced as part of the new rental developments or
opportunities that might arise out of new zoning such as the Mixed Use Overlay QiidD)
or potential accessory dwelling unitEiscal analyses of the MUOD and recent rHattily
developments have indicated that they will likely result in positimaual fiscal benefits to the
Town.

1 Some declines in middigge residents who are likely to be homeowners, many with sehgel
children. This population puts substantial pressure on Town services.

1 Increases in older adults 65 years of age or older, many who would prefer to downsize in the
community but have tended to remain in their homes given limited housing alternatives. These
residents will likely put greater pressure on the Council on Agindcaadlambulance services as
well as private health services. The increase in this age category is much higher in the MAPC and
State Data Center projections as compared to the Needham Public School estimates.
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Tablelll-8: Comparison oPopulation Projections for 2030

2010 Census MAPCStronger State Data Center Needham Public
Age Range RegionProjections | Projections Schools Projections
# % # % # % # %
Under5Years | 1,869 6.5 1,650 54 1,340 4.7 1,620 5.6
5to 19 éars 6,814 23.6 5,935 19.3 5,389 18.9 6,600 22.8
20to 34 ¥ars | 2,677 9.3 3,680 12.0 3,122 10.9 3,150 10.9
35 to 64 ¥ars 12,826 44 4 12,002 39.0 11,991 42.0 10,650 36.8
65+ ears 4,700 16.3 7,479 24.3 7,663 26.9 6,940 24.0
Total 28,886 100.0 30,746 100.0 28,539 100.0 28,960 100.0Comp

Sources: 2010 U.S. Census Burea8,0i NR LI2 f Al y ! NBIF tflyyAy3a [/ 2dzyOAf Qa
Projectionsbased on the Stronger Region Scenalanuary 20L4Jniversity of Massachusetts, Donahue Institute,
State Data CenteandDemographic Study conducted by McKibben Demographics for the Needham Public
SchoolsJanuary 2, 2019
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Previous fiscal analyses of new Chapter 40B development or the Mixed Usay(Vistrict as well as
some updated cost information suggest the following:

1 TheNeedham Public Schoptojections suggest a decline of 169 studebhé&tween 20252026
and 203334, or from 5,946 to 5,777 students. These projections indicate a much higher level of
growth in enroliment than is currently occurring with the 262021 enroliment at 5,483 students
as opposed to the forecasted 5,81%Vith average school costs approximately $1%00 per
student, savings would be significant.

1 Because Needham is so close to buildolusinglefamily homes any new development is likely
to involve new multfamily development in business areas and/or the redevelopment of existing
properties that will be better oriented towards young single adults, young couled
downsizers who put less demand on local services.
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1 With time and the turnover of homes by empty nesters, it is likely that the population will increase
after 2030 agamilies reoccupy the homes with accompanied increases in the number of children

school enrollmentsand a higher demand for local services.

4, Households; More familiesandrecentincreases in household si¥e

As shown in Tabldl-9, after anincrease in the number of households between 1990 and 2000, the

number of households fell by 271 or 2.6% to 10,341 by 20it€then increased to 1801 households
according td2019 census estimatesThe net number of new householMisas641between 1990 ad 2019

representinga 6.3% rate of growthhalf the 12.4% rate ofpopulation growth during this periodThis
suggests that householdsere becoming larger whiclvas further demonstratedby the increase in

average household size from 2.68 persons in 1990 t6 2y7200. Perhaps the teardown activity that
has occurred over the past decade, with smaller more modest homes being replaced with larger more

expensive oness a contributing factoto increasing numbers dérger households.

MAPC Stronger Region projections suggest an increase from 10,310 households, ito 201084 by

2020 andthen 12,026 by 2030representing a growth rate of 16.6% compared to projected population

growth of 64% This indicatesin increase in smaller households, which is a reversal of past tréfidie

projections have underestimated actual population growth, it is likely that they are overestimating

household growth levels.

Unlike manycommunities where the number of families shrinking in comparison to growing numbers
of nonfamily households (includes unrelated household members and those living alone), the number of

families,has been increasing in Needhaifthe percentage of famiis, 78.5%in 2019, was higher than
the 66.6% level for Norfolk Countand &.8% statewide

Almost 11% of the households with childremder age 18vere headed by one parent ar&¥%
of these,or 309householdsinvolved single mothera/ho likely have lower incomes on avera
than their male counterparts

ge

The numbers and percentagestbbse living alondnave fluctuated over the decades, however, the 2019 census
estimatesindicate thatthere were 2,106 such households, representing ¥9d all householdut down from
2,258 such households and 21,8% in 2000 thesingleperson householdsl,555 or 74% were 65 years of age

or older.
Tablelll-9: Household Characteristics, 1990 to 2B
Household Type 1990 2000 2010 2019
# % # % # % # %
Total Households 10,160 | 100.0 | 10,612 | 100.0 | 10,341 | 100.0 | 10,801 | 100.0

Family Households* 7,565 | 74.5 7,782 | 73.3 7,792 75.4 8,480 | 78.5
Married Couple Familie 2,876 | 28.3 3,528 | 33.2 3,619 35.0 3,811 | 35.3
With Children <18*
Female Headed Famili¢ 331 3.3 337 3.2 386 3.7 309 2.9
With Children<18*
Nonfamily Households| 2,595 | 25.5 2,830 | 26.7 2,549 24.6 2,321 | 215
Persond.iving Alone* 2,149 21.2 2,479 23.4 2,258 21.8 2,106 | 19.5
Average Household Siz 2.68 persons 2.63persons 2.72 persons 2.79 persors

BegKS ! o{ @ / Syadza . dzZNBl dzQada RSTFAYAGAZ2Y 2F aFl YAf e
of households with children.
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Sources: U.S. Census Bureau, Census 1990, 2000 anan2®erican Community Survé&yYear Estimates
2015-2019 *Percent of all households

Tablelll-10 examines the types of households by household size. Siegé®on households comprised
21.8%of all householdsn 2019, down from 24% in 2010, includir®9% ofall non-family households.
Therewas also some fadiff in two-person households, from 3,358 ROOO to 3140 by 2019, or from
about 32% to 30%f all households.On the other hand, households with more than three persons
increased from4,766in 2000 t04,943 by 2019,or from 45.0% to 47.8% of all househaldJ hisis
consistent withincreases iraveragehousehold size fror@.63to 2.79persons.

Tablelll-10: Types of Households Wyize 2000to 2019

2000 2010 2019
Households by Type and Siz # % # % # %
Non-family Households 2,795 26.4 2,667 25.7 2,549 24.6
1-personhousehold 2,470 23.3 2,492 24.0 2,258 21.8
2-person household 279 2.6 159 15 247 2.4
3-person household 36 0.3 0 0.0 18 0.2
4-person household 10 0.1 16 0.2 18 0.2
5-person household 0 0.0 0 0.0 2 0.02
6-person household 0 0.0 0 0.0 3 0.03
7+ person household 0 0.0 0 0.0 3 0.03
Family Households 7,800 73.6 7,706 74.3 7,792 75.4
2-person household 3,080 29.1 2,864 27.6 2,893 28.0
3-person household 1,660 15.7 1,525 14.7 1,633 15.8
4-person household 2,043 19.3 2,245 21.6 2,159 20.9
5-person household 785 7.4 933 9.0 850 8.2
6-person household 203 1.9 139 1.3 205 2.0
7+ person household 29 0.3 0 0.0 52 0.5
Total 10,595 100.0 10,373 100.0 10,341 100.0

Source: U.S. Census Bureau, 2000 Census, Summary File 31:2881®0American Community SurvéyYear Estimates

Small families with threeor four household membersomprised 37%f all households, increasirfigpm
35% in 2000. Large families of five or more persons represented only about 10%aifssdholds, up
from 9.6% in 200@nd somewhathigher than Norfolk County &0%%.

Tablelll-11 provides the distribution of household size as to whether the household was a renter or
homeowner. While 84% of renters were in households of only one or twembers, this was the case for
46% of owner householdsncludes those who own houses as well condo ubi#sed on the2019 census
estimates compared to 80% and 4986renters vs. owners 2000, respectivelyAlso,15.6% of alrenter
households inludedthree or more membersompared t054% ofowner households

Generally renter households have been getting smaller where the opposite is true for owner households.
These changes are also demonstrated in average househokl fize74 personsfor rentersin 2019,
down from 1.90 in 2010. The average household sizeverersincreased from 2.88 persons to 2.99
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during this same periad Consequently, the rental housing stock has far fewer children, largely dictated
by units with moreimited numbers of bedroomsOn the other hand, the increasing numbers of larger
homes due to teardown activity, is likely a factor in the increases in average household size for owners.
This also points to the development of rental housing hafanéess impact on school enroliments.

A high percentage dfeedhamhouseholdsare likely what could be termed a®ver-houser €
given the disparity between the averageeal, owner household size &persons and the
mediansized owner-occupied unit of7.5roomsand three to foubedrooms.

Tablelll-11: Household Size by Tenur2000to 2019

2000 2010 2019
Household Size by Tenure # % # % # %
Owner-occupied Housing 8,584 80.9 8,607 83.0 9,067 84.0
1-person household 1,431 13.5 1,472 14.2 1,130 10.5
2-person household 2,765 26.1 2,621 25.3 3,008 27.8
3-person household 1,522 14.3 1,427 13.8 1,609 14.9
4-person household 1,946 18.3 2,089 20.1 2,346 21.7
5-person household 727 6.9 859 8.3 672 6.2
6-person household 174 1.6 139 1.3 251 2.3
7+ person household 19 0.2 0 0.0 51 0.5
Renteroccupied Housing 2,028 19.1 1,766 17.0 1,734 16.0
1-person household 1,051 9.9 1,020 9.8 981 9.1
2-person household 571 5.4 402 3.9 482 4.5
3-person household 193 1.8 98 0.9 123 1.1
4-personhousehold 127 1.2 172 1.7 133 1.2
5-person household 76 0.7 74 0.7 0 0.0
6-person household 0 0.0 0 0.0 0 0.0
7+ person household 10 0.1 0 0.0 15 0.1
Total 10,612 100.0 10,373 100.0 10,801 100.0

Source: U.S. Census Bureau, 2000 Census, Summary File30&a810 and2015-2019 American
Community Surve§-Year Estimates
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B. ECONOMIC PROFILE

Thissectionfocuses on economic issuesated to Needham households including changes in inceme

and employment over time, also examining changes regarding education and levels of special needs that
affect the community.

1. Income¢ High income levels but growing income disparities

Tablelll-12 and Figurdll-6 present income data basesh census estimatesgevealng hugeincreasesn
higherincome earnersover time Median hcomes have increased substantiallyith the median
household incoméncreasingrom $60,357 to $88,079, or by 4@étween 1989 and 1999, and growing
by 3% between 1999 and 2010 $114,365. The 2®.census estimates indicate anothes% growth in
median householdincome to $65,547 more thantwice the rate of inflation of 7.2%. Moreover,
bSSRKI YQa YS R intoyie wa® amisifidtadly higher than the county and state levels of
$107,361 and $85,843, respectively.

In 1989, about 40% of all householdsd incomes ofess than $50,000decreasing to 4.5% Ly 2010.
There were decreases in the numbers and percesgagf households in all income ranges of less than
$100,000 between 1989 and 29, with 78.4% of all households earning less than $100,000 in 1989
compared to30% by 209. On the other hand, 21.6% of all households earnmgre than$100,000 in
1989 increasingo 70%by 2019.

Tablelll-12: Household Income Distribution, 1989 to 20

Income Range 1989 1999 2010 2019

# % # % # % # %
Under $10,000 647 6.3 464 4.4 298 2.9 281 2.6
$10,00024,999 1,112 10.8 739 7.0 884 8.5 509 4.7
$25,00034,999 886 8.6 698 6.6 357 3.4 447 4.1
$35,00049,999 1,434 14.0 909 8.6 477 4.6 332 3.1
$50,00074,999 2,350 22.9 1,668 15.7 1,329 12.8 918 8.5
$75,00099,999 1,618 15.8 1,389 13.1 971 9.4 759 7.0
$100,000149,999 1,271 12.4 2,158 20.4 2,027 19.5 1,864 17.3
$150,000 + 948 9.2 2,570 24.3 4,030 38.9 5,691 52.7
Total 10,266 | 100.0 10,595 100.0 10,373 100.0 10,801 100.0
Median income $60,357 $88,079 $114,365 $165,547

Source:U.S. Census Bureau, Census 1990 and 2000 Summary File 3, and American Community S«29&y 200
and 2015-20195-Year Estimates.

About 40%of all householdgarned more than $200,000ased or2019 census estimates

The income distribution damilies shows even higher income levels with a mediarl®#$636and with
81% earning more than $100,000 antB% with incomes ofmore than $200,000a finding highly
correlated with the greater prevalence of tweorker families
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Figure 146: Change in Income Distribution, 1999,
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Tablelll-13 providescomparativemedian income levels for various types of households ir9204ot
surprisingly, incomes were highest for families, househidhe prime of their working livesnen,and
homeowners.The ¢ 2 & V&) &apita income was5%,716in 2010, increasng to $78,995 by 20D,
considerably highethan the county and statenediansof $55,414and $16,24] respectively.

The median fonon-family households was about orthird that of median household incomat $56,875
and 29% of median familgcome

The median income of seniors 65 years of age or older wa&,@8Q less thanhalf the median for

households with heads in th&5 to 64 age range, largely in the prime of their working lives and earning
potential. It is interesting to note that the median income of households in the 25 to 44 age range, and

earlier into their careers, was higher than for those age 45 to 64. It may be that some of these younger
households are newer residents who are attracted te tommunity as a place to raise their families and

KFEgS AyO0O2YSa GKFG OFy 002YY2RI {icludirg h&ladevnonies KA I K |
that are being built through teardown activity

Tablelll-13: Median Income by Household Type, 29

Type of Household/Householder Median Income
Individual/Per capita $78,995
Households $165,547
Families $194,536
Nonfamilies $56,875
Male fulttime workers $145,175
Female fultime workers $97,654
Renters $41,691
Homeowners $186,736
Householder less than age 25 *
Householder age 25 to 44 $212,594
Householder age 45 to 64 $204,837
Householder age 65 or more $86,640

Source: U.S. Census Bureau, American Community Sulegr Estimates for 2612019.
* Sample size too smalHouseholder is a member of the household.
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Additionally,3,5470r 32.8% of households were obtaining Social Security benefits with an average benefit
of $23,866 Atotal of 1985 households received some other retirement incompnesenting an average

of $43,797in income. There weré&36 recipients of public assistaacaveraging only %782 and334
households were receiving Food Stamps/SNAP bené€fitthose receiving Food Stamps, about 25% were
living below the poverty level and almost half had some type of disability.

As shown in Tabldl-14, median income levelrgelyincrease with growing numbers of household
members from $5,993for a sirgle individual living alone, ta240,441for three-person householdsThe

median income for a sigerson household dropped somewhat to $182,3[B6t the census data did not
calculate the specific medians for both thiee-person household and householdsthvseven or more
persons as the category was opended over the amount of $250,000.

Tablelll-14: Median Household Income by Household Size, 201

Size of Household Median Household Income
1-person households $55,993

2-person households $126,806

3-person households $210,441

4-person households $237,788

5-person households $250,000+ *
6-person households $182,375

7+ person households $250,0@+ *

Source: U.S. Census Bureau, American Community Sulep@® 5-Year Estimates
* Indicates that median falls in the lowest or upper interval of an epeded distribution.

Despitegenerallygrowing prosperitythere remains a vulnerable population livingNieedham
with very limited financial meanas 1237 households or 14% of alhouseholdshad incomes
of less than $35,000, includi®@0or 7.38% earning less than $25,000

Some of theséower incomehouseholds live in subsidized housing, while others might be retired and/or
disabled, living on fixed incomes. Others magdto leave the community entirelgt some poinbecause
of rising housing costs

Another perspective on income levels examimesome by the age of the primary household eamer
householder as summarized in Tahlel5. Few householders were less than 25 years of age ahddll
incomes ofess than $8,000 withthree-quartershaving incomes of less th&biL0,000 according t8019
census estimatessome of these households may have been attending local colleges or working only part
time.

Of the 2596 households age 25 to 44, or@y%had incomes ofdss than $50,000 whilE0% had incomes
of more than $150,000This age group had the highest median income level of $212,594.

The largest age group included those in the 45 to 64 age range that inclale8householdsor 42% of

all households.As withthe 25 to 44 age group, substantial number of these households had incomes
of more than $150,000, representing about tthirds of these households, whitaly 4.6%hadincomes

of less than $50,000.t is likely that some of these householdéth more modest means have lived in
Needham for many years, entering the community when it still had a fair amount of starter housing
available, prior to the huge boom in housing values.
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It is also interesting to note that the median incomes and percentagfethose earning more than
$100,000 are fairly similar in the 25 to 44 and 45 to 64 age categatissmewhat more than 83%More
typically, income levels are higher for those in the older age range as they are generally more established
in their carees and at the peak of their earning potential. One reason for this comparability may be that
more recent homeowners are youngand were particularhattracted to Needham schosland other
community amenitiesincluding public transportation. They also ngeable toafford the high costs
associated with housing, particulathe large homes that are a product of demolition and replacement
activity.

The incomes of those 65 years or older were not as concentrated in any particular income ratg®&but

had ircomes of Ies than$25,000 andi5%earned under $75,000Nevertheless, almost orguarter had

incomes ofmore than $150,00Qvith another 20% earning in the $100,000 to $149,999 rangkese
AyO2YS tS@gSta Ffaz R2 yz2i N&getialyChomelequityzhdricdkod f RQ A
considerable for longerm Needham residents.

Tablelll-15: Household Ikome by Age of Householder, 201

Less than 25 Years| 25 to 44 Years 45 to 64 Years 65 Years and Over
Income Range # % # % # % # %
Under$10,000 82 76.6 15 0.6 52 1.1 132 3.7
$10,00024,999 11 10.3 41 1.6 92 2.0 365 10.3
$25,00034,999 0 0.0 71 2.7 15 0.3 361 10.2
$35,00049,999 14 13.1 96 3.7 57 1.2 165 4.6
$50,00074,999 0 0.0 53 2.0 284 6.2 581 16.4
$75,00099,999 0 0.0 148 5.7 263 5.8 348 9.8
$100,000149,999 | O 0.0 353 13.6 786 17.3 725 20.4
$150,000 + 0 0.0 1,819 70.1 3,004 66.0 868 245
Total 107 100.0 2,596 100.0 4,553 100.0 3,545 100.0

Source: U.S. Census Burez,5-2019 American Community SurvéyYear Estimates.

Tablelll-16 compares 2000 and 2@%lestimatedincome levels for owners and renteBesides income
disparities related to age, there are growing disparities related to tenure. For exa#dptepfrenters

had incomes ofess thar35,000based on 2019 census estimates, up from 41% in 2000. In comparison,
only5.2% of homeownerbiad incanes in this range in 2019, down from 12.8% in 2006 the other end

of the income range60%of homeowners earned more than $150,000 compared 36% of renters.
Most of thesehigherincomeearningrenters were likely renting singkdamily homes were staying in
other rentals while renovating their existing horre moved into one of the market rate units in the larger
Chapter 40B developments

While the median household income of homeowners increase@®y or 86,004 from
$100,732 in 2000 to186,736by 201, the median income of renterdecreased byb. 7% or
$2,535 during this periadrom $44,226 t&$41,691

An estimated23% of all househokland64%of all rentershad incomesat or below ¥5,00Q

These householdsight qualifyto purchase or rent an affordable ungome even obtaining

such assistancdeased on income alone given that this thresholdeserallyless tharthe 80%
of the 2021area median income level.
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Tablelll-16: Income Distribution by Owner and Renter Households, 2000 anti®20

Homeowners Renters

Income Range 2000 2019 2000 2019

# % # % # % # %
Under $10,000 | 177 2.1 130 1.4 292 14.4 151 8.7
$10,000624,999 | 420 49 195 2.2 338 16.7 314 18.1
$25,00034,999 | 501 5.8 149 1.6 201 9.9 298 17.2
$35,00049,999 | 607 7.1 158 1.7 308 15.2 174 10.0
$50,00074,999 | 1,316 15.3 657 7.2 411 20.3 261 15.0
$75,00099,999 | 1,230 14.3 602 6.6 120 5.9 157 9.0
$100,000149,999 1,954 22.8 1,719 19.0 193 9.5 145 8.4
$150,000 + 2,379 27.7 5,457 60.2 165 8.1 234 13.5
Total 8,584 100.0 9,067 100.0 2,028 100.0 1,734 100.0
Medianincome | $100,732 $186,736 $44226 $41,691

Source: U.S. Census Bureau, 2000 CensugMbe2019 American Community SurvéyYear Estimates.

2. Poverty Status; Lowand declining

Tablelll-17 confirms that poverty declined between 1989 and 1999, both in terms of percentages and the
numbers of individuals and families living in povertyom 3.3% to 2.5% of all residentdHowever,
between 1999 and 2@l poverty increasedio 3.8% especially amag older aduls where poverty
increased from 0.7% to 3% likely related to the recession towards the end of the decadlbe 20D
census estimates indicate declines in those living in pover8.7% ofall residentswith decreasedor
familiesandolder adultsat 1.4% and 4.9%, respectively

The level of povertyemainslower than the state wher8.4% of all individuals werestimated to bdiving
in poverty in 209, including6.0% of all families and ®6 ofolder adults'* The 209 poverty levels for
Norfolk County include8.7% of all residents3.9% of familiesand8.6% ofthose65 years of age or older.

Tablelll-17: Poverty Status, 1989 to 2@

1989 1999 2010 2019
Populations # % # % # % # %
Individuals 896 3.3 705 25 1,098 3.8 823 2.7
Below Poverty *
Families ** 140 1.8 121 1.6 234 3.0 119 14
Individuals 42 0.9 36 0.7 249 5.3 271 4.9
65+***

Sources: U.S. Census Bureau, Census 1990 and 2000 Summary Fe@a0io and 205-2019 American
Community Surveg-Year Estimates.
* Percentage of total population ** Percentage of all families *** Percentage of all individuals age 65+

3. Employmentc Diverse economic baseith high average wages

Needham has a strong and diverse economic base. Early agricultural, grazing, lumbering and tanneries
AL gS sl e G2 YIFydzZFlIOldNAYy3a 6AGK (KS SEGSyarzy 27
isolation within the loop of the Charles Riveand speculation, housing development and knitwear
became the foundation of theommuniyQa S O2y 2Ye& ¢g"erftury.A Thé onstiuktiBn ofi n

1 The federal povertyimits for 2021 were $12,880 for a single individual and $21,960 for a family of tBjee (
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Route 128 enabled the town to become part of the higbh highway after World War I, further
expanding thdocal economy.

Of thosel6,208Needham residentévho were not in the military or institutionalizedhetweenthe ages

of 16and 64in 2019, 13,3950r 82.6%were in the labor market.Of these, 3,40 or 26%worked in the
community. It should also be noted tha$9.8% of workers drove alone to workand another 4.3%

carpooled Almost 136 used public transportationp from11.6% in 2012nd 10.6% in 2017The average
commuting time was 32 minutes.

The 20D census estimatesilso provide information on the concentration of Needham workers by
industry, indicating that laout two-thirds of workers were involved in management or professional
occupations (8.8%), 18.1% in sales and office occupatior,0% in serice occupations3.5% in
construction or maintenance joband only2.7% in production and transportation workAbout 83%of
bSSRKI YQa iolged piivate faldd@dor wage workers, another9.5% were government
workers, and7. 7% were selemployed

Detailed labor and workforce data from the state on employment pattéongstablishments locateih

Needham is presented in Tablel8. This information shows an average employmerit&B51workers

employed in Needhanmn 202Q up from19,212 in 2012but down from 22,788 in 2017The data also

confirms a mix of employment opportunities with a concentration of higher paying professional jobs that

brings the average weekly wage for those working in Needham to a relatively high 182dI@8, up from

$1,08 in 202 and $1,829 in 2017and almost as highas 2 a2y Qa | @S NDbiH5E2816 SS| t &
b S S R Kavefageveekly wage translates into an annual income of approximatEd@B8Q lower than
bSSRKIYQa YSRAIY KDBIBADKBISR { A 2O@BEWS (KB &d43iASQa YSR
another point of comparison, the unemployment level a®afjust 2021 was 3.7%, up from 2.1% in 2019
LINA2NJ G2 GKS LI YRSYAOZ o0dzi R2g6Yy FNBY pod1: AY HAHT
than. 2 & ( 2 y @a&s of Augugt 2021.

Tablelll-18: Average Employment and Wageyg Industry, 202/2017/2020

Average
Industry # Establishments Total Wages Average Weekly
Employment Wage
Construction 91/97/93 $42,622,017 607/737/791 $1,35)/
$63,363,569 $1,653
$71,658,524 $1,742
Manufacturing 34/30/27 $63,547,622 905/994/788 $1,30
$58,946,451 $1,140
$57,157,442 $1,395
Wholesale trade 85/91/75 $71,748,277 704/757/1,378 $1,960
$83,824,817 $2,129
$168,380,722 $2,350
Retail trade 88/91/88 $44,685,144 1,1951,166/ $719
$47,792,522 1,071 $789
$54,086,597 $971
Transportation/warehousing 11/16/13 $12,314,649 205215/232 $1,155
$12,903,648 $1,154
$15,605,271 $1,294
Information 51/57/65 $115,387,218 1,1591,374/ $1,919
$144,131,188 877 $2,017
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$97,229,775 $2,132
Finance/insurance 101/116/128 $145,016,408 1,1411,256/ $2.444
$175,911,364 1,119 $2,693
$188,385,336 $3,238
Real estate/rental/leasing 52/73/72 $23,073,500 282/374 $1,573
$34,711,522 $1,783
$30,718,057/291 $2,030
Professional/technical services 281/281/308 $749,042,338 3,6073,101/ $3,994
$795,475,168 2,449 $4,933
$721,177,474 $5,663
Management of 15/16/14 $34,875,515% 519556/494 $1,292
companies/enterprises $52,573,490 $1,818
$55,805,435 $2,172
Administrative and waste 79/87/43 $53,763,933 1,1542,426/ $894
Services $227,978,706 2,258 $1,807
$257,843,051 $2,196/
Health care/social assistance 127/191/194 $184,236,268 4,0755,282/ $869/
$258,298,718 4,634 $940
$264,507,740/ $1,098
Educational services 31/40/43 $69,940,784 1,2021,720/ $1,119
$103,182,738 1,624 $1,154
$110,552,909 $1,309
Arts/entertainment/recreation 22/23/23 $2,942,322 118188/141 $480
$3,797,711 $389
$3,307,819 $451
Accommodation/food services 53/57/58 $25,158,353 1,0251,39¢/ $472/
$40,321,432 742 $555
$26,431,704 $685
Other services 250/228/256 $34,798,802 921/837/621 $727
$36,726,874 $844
$31,421,022 $973
Total 1,381/1,503/1,548 | $1,606,831,400 19,212 $1,808/
$2,166,747,180 22,788 $1,829
$2,183,370,050 19,951 $2,105

Source: Massachusetts Executive Office of Labor and Workforce Develo@@Eltjanuary22, 2019 and

November 12, 2021

Shaded industries have averageployment of more than 1,000 workers.

4, Educationg High educational attainment and increasing student enrollment

The educational attainment of Needham resideistwery high anthas improved over the last couple of

decades. In 2(8, 978% of those 2%ears and older had a high school diploma or higher, &% fiad a

b OKSt 2 NRA&

R S 3 NB So 58%dor khe ebKnS/ MhdBYR T It StdeRThese attainment

levels araup from the 2000 figures of 96.4% with at least a high school degree and 6at198® | OK St 2 ND a

degree or higher{ dzOK KA 3IK SRdzOF A2y

incomes.

Fadr Ay YSy i

f SOSt

According to 209 census estimateshere were9,130residents three yearsf ageor older who were
enrolled in school (nursg through graduate school) obaut 296 of theestimated 2019opulation
Thoseenrolled in kindergarten through high school totalé®39students, representing@3% of the total

population.
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The Needham Public Schools reported a stugemoliment of5,483 in the 2@0-2021 school year, down
from 5,645for 2018-2019, and up considerablyfrom 4,330 students during the 199800 school year.
This data suggests that aboiift500schootage children attend schools outside of the Needham Public
School system. Needham Public School projections also predict that student enrolimegtewitb a
peak of 5946 students in the 20226 school year and then decline tor37in 20332034%°

Figure IH7 shows the racial distribution of students ereal in the Needham Public School system,
indicating that about 25% of students were members of minority populations. The White population at
approximately 75%n 20202021was down from previous years, froBd% in2010-2011for example.

Figure IH7: Sudent Race and Ethnicity for Needham Public Schools 022221

African American
Asian

Hispanic

Mative American
White T4.8%

Mative Hawaiian, Pacific Islander

Multi-Race, Mon-Hispanic

0 20 40 680 80 100
Fgure II18 presents the distribution of selected populations for 22821, showing significant special
needs and that 6.4% of students were economically disadvantaged and eligible for free or rpdaeed
YSFEf&a FNRY (KS | ®{ & &cBoblinutkifiovi frggtamT Fualify ItiePstGddzit incstNS Q &
be part of ahousehold receiving supplemental nutrition assistance prog@NAP)or temporary
assistance for needy familissr homelessa migrant, or in foster care
Figure IH8: Selected Populains for Needham Public Schools, 282021

First Language not English- 10.4%
English Language Leamer4 | 3.2%
Students With Disabilifies 17 4%
High Meeds- 25.5%

Economically DisadvantagedH | 6.4%

0 20 40 60 a0 100

15 McKibbin Demographic Associates, Enroliment Projections for FY 2019/2020 to 2033/34 to the Needham Public
Schools, January 2, 2019.
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5. Disability Status; Almost 2,000 residents claimed a disability

The 2019 ensus estimatesas summarized in Tablg-19, indicate thatl,954residents, 0r6.4% of all
civilian, noninstitutionalizedesidents,identified themselves as havirgdisability!® Of these, 81 were

under the age of 18600 betweenages 18 and 64, and,,173were 65yearsor older. These levels of
disability are érgely €ss thancounty andstatewide figures, but still represemotable special needs
within the Needham community and suggest that the Town make a concerted effort to produce special
needs housing units thare handicapped accessible dadhavesupportive services.

Tablelll-19: Civilian Noninstitutionalized Population with a Physical Disability, 2019

Age Range Needham County MA
# % % %
Less than age 5 0 0.0 0.8 0.7
5 to 17 years 181 2.7 3.5 5.8
18to 34 years 268 6.8 5.2 6.0
35 to 64 years 332 2.6 7.6 10.6
65 years+ 1,173 45.9 60.1 67.8
Total 1,954 6.4 9.6 11.6

Source: U.S. Census Bureau, American Community Sultesr Estimates, 2012019.

The 2019 census estimates also identify numbers of residents with particular disabilities, as summarized
in Table IR0. It should be noted that some residents will have multiple challengeshmitdalf of the
1,954residents who claimed a disabilitxgerienced an ambulatory difficulty with aboué% and 3%

with cognitiveor independently living probles) respectively.

Table 1420: Types and Distribution of Disabilities, 2019

Type of Disability # Residents % Disabled % All Residents
HearingDifficulty 671 34.3 2.2
Vision Difficulty 292 14.9 1.0
Cognitive Difficulty 705 36.1 2.4
Ambulatory Difficulty 988 50.6 3.4
Selfcare Difficulty 506 25.9 1.7

Independent Living

Difficulty 691 35.4 3.1

Source: U.S. Census Bureau, CeAsusrican Community SurveyYear Estimates for 2015019.

6. Resident Mobility¢ Housing turnoverlower than the statewide level

Of the population one year of age or olded,.®% lived in the same house as they did the year before
according to 202 census estimates Of those8.5%who had movednto Needhamin 2019, 34% came
from within Norfolk County3.0% from another county in Massachusetts, andther2.1% coming from

a different state or abroad. There was more mobilityesfidents on the statewide level wittR2.5% of
residentsmoving in 209.

Additional census information indicates thkf.3%6 of households moved into their homes between 2015
and 20D with 21.1% moving in between the years 2010 to 20®bout 20% have ligd in their current
home since at least B9.

18The U.S. Census defines disability as aferg physical, mental, or emotional condition that can make it difficul

to do basic activities such as walking, climbing stairs, dressing, bathing, learning, or remembering. Many residents
with one or more disabilities face housing challenges due to a lack of housing that is affordable and physically
accessible.
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C. HOUSING PROFILE

This section summarizes housing characteristics and trends, analyzes the housing market from a number
of different data sources and perspectives, compares what housing is available to what residents can
afford, and identifies what units are defined as affdable by the state.Through indicators of needs,
priority housing needs are also identified.

1. Housing Growth ¢ Slower housing growth than population growth and high
demolition/replacement activity

The 2020 U.S. census counted 11,891 housing units, involving an increase of 769 units or 6.9% since 2010.
This is higher than the less than 6.0% growth rates of the 1970s and 1990s but a bit lower than the 8.7%
and 8.6% rates of the 1980s and early 2000should be noted that te housing growthbetween 2010

and 2020, at 6.9%yas lower than the 11.1%population growth during the same perigabinting to
increases in average household size

Tablelll-21 provides information from the 2019 census estiesaon housing growth over the decades as

the 2020 data has yet to be released. This informaiiolicates that21.6%2 ¥ b SSRKIF YQa K2 dzi A
predates World War Il. Building activity took off in the 19#(sugh the1960s whenabout 424 of the

housirg stock was developedyreatly affected by the construction of Routes 95 and.128er that

growth sloweddown tobelow 10% per decade.

The Town will still have a healthy cushion with respect to the 10% affordability threshoét
Chapter 40Bvith a currentSubsidized Housingventory (SHIf 1410units, however, the
percentage of affordability will decreasemewhatfrom the current 12.%% to a level closer to

11.9%

Tablelll-21: Housing Units by Year Structure Was Bui019

Time Period # %
2010 or later 892 7.8
2000 to 2009 975 8.6
1990 t01999 611 5.4
1980 to 1989 984 8.7
1970 to 1979 639 5.7
1960 t01969 1,391 12.3
1950 to 1959 2,236 19.8
1940 to 1949 1,137 10.1
1939 or earlier 2,444 21.6
Total 11,309 100.0

Source: U.S. Census Bureamerican Community Survey ZB2019 5-Year Estimates.

Tablelll-22 showsestimates that between 2010 and

In 2021, 76 singkamily units were 2020there was a net gain of 720 housing units with a

permitted as well as three duplexes.| net increase of 16 singlefamily homes This
During the year, 72 singlamily represensa teardown level of almost 98% of all new
homes and two duplexes involved permitting for the construction of singiamily

teardowns for a total net unit gain of homesduring this period On the other hand, 666
only ten units units werebuilt in the multifamily buildingof three

units or more representing 92.5% of new unit
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production. This level of housing growth Iswer than thecensusestimate of 892 units built between
2010 and 2019 according to the 2019 census estimates summamizathlelll-21 which included building
permits for houses that were torn down and reconstructddevertheless, basedn the 2010and 2020
decennial census cougtthe total number of unitproduced between 2010 and 2020 was &9shown

in Table IK23, 49 unitshigher than the building permit count

TablelllI-22: Net New Residential Units20162021

New Two Estimated Net NewTwo-
Year New Single | family Demolished | Total Net family + Multi-
family Units | Units/New | or NewsSingle | family or
Multi -family | Relocated | familyUnits | Subdivisions
2010 66 4 (8 units) 160* 5 1
2011 67 5 (10 units) 101* 5 1
2012 75 10 (20 units) 108* 6 2
2013 61 10 (20 units)/ 68** -7 2+12
1***
2014 98 34 (68 92** 6 6 + 40
Units)/4****
2015 85 9 (18 units) 84+** 1 2
2016 104 B/ 1 2% **** 96** 8 1+52
2017 92 10 (20 93+ 1 2 + 562
units)/12
2018 80 4 79 3 2
2019 87 11 87 2 9
2020 52 11 65 -9 7
Subtotal= 720 Total Net 867 886 1,033 19 35 + 666
New Units
2021 76 6 72 6 4
Total= 730 Total Net New Units 943 892 1,105 25 39 + 666

SourceNeedham Building Department

* All demolition permits

** |ndicates only residential building permit&\ssume thaabout92% of the new singkamilyand two-family units

involved demo/replacement.

*** |ncludesl2 indgpendent living units at The Residences of Wingate
**** Includes 10 units at mixeduse property at 5Medham AvenueGreendale Village 40B with 12 sindgenily
units and 4 duplex units for a total 80 units and10 units at Webster Street Green 40B development

**&+* Includes 52 independent living units @bneWingate Way

rexkxx Includes 390 units at 275 Second Avenue (The Kendrick), 136 units at 700 Greendale Avenue (Modera

Needham) as well aseveral subdivisions (Sunrise Terrgd® units Rockwood Lane 22 units and Belle Lane 8

units).
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2. Housing Occupancy, High level of ownefoccupancy and extremely tight market
conditions

Tablelll-23includes a summary of housing occupancy characteristics from 1990 throg§hQ@fthe total

11,891 housing units counted as part of the 2020 U.S. census, 11,282 were identified as occupied
compared to 609 vacant units with an occupancy rate of 94.9% aoeddo 93.0% in 2018.

Based on 2019 census estimatespaly limited2020 data has been releasedtbe occupied units,067
or 839% were owneoccupied and the remaining734 occupiedinits, or 16.4%were rental units.This
suggests that thexr was an increase of 425 ownaeccupied units and only a dit increase of rental
units. This data is clearly inaccurate as almost all new cwoeupied development involved teardown
activity with only28 net new singlelamily homedbuilt between 2010and 2019as identified in Table HI
22. Given the construction 0666 new units of multifamily housing asoted in Table HR2,the changes
in new owner versus rental units are more likelgser tothe reverse.

These figurestillrepresent a relatively high level of owneccupancyhowever For example, only 69.2%
of the occupied units in Norfolk County were owstgrcupied with the state at 62.3% 2010,which
changed very littleo 68.4% and 62%, respectively, by 201

Theaverage number of persons per unit increased from 2.83 persons in ®2®B8 persons by 2010
and then up ta2.99persons in 202 for owneroccupied units On the other hanghe average household
sizedecreased from 2.02 to 74 persons for rental unitgluring this period Thisncreasein the average
household size of owneasccupied unitgs consistent withincreases in the towswide average number of
persons per household from 2.68 persons in 196@.72 by 2010and 2.8 by 201, andlikely reflects
the larger size of new homes. Moreover, new rental development has focused onfamily projects
with smaller unit sizes anthusthe decrease in average householdesigz not surprising.

Tablelll-23: Housing Occupancy, 1990 &919/2020

Housing Characteristic| 1990 2000 2010 2019/2020
# % # % # % % #
Total # Housing Units 10,405 100.0 10,846 | 100.0 11,122 | 100.0 | 11,309/ | 100.0
11,891 | 100.0
Occupied Units * 10,160 97.6 10,612 | 97.8 10,341 | 93.0 | 10,801 | 95.5/
11,282 | 94.9
Total Vacant Units* 245 2.4 234 2.2 781 7.0 508/609 | 4.5/5.1
Occupied Owner Units ** 8,097 79.7 8,587 80.9 8,642 83.6 | 9,067 83.9
Occupied Rental Units **| 2,063 20.3 2,025 19.1 1,699 164 | 1,734 16.1
AverageHousehold Size/| 2.83 persons 2.82 persons 2.88 persons 2.99 persons
Owner Occupied Unit
Average Household Size| 2.02 persons 1.84 persons 1.90 persons 1.74 persons
Renter Occupied Unit

Source: U.S. Census Bureau, Census 1990, 2000 and 2020 includingAmerican Community SurveyYear Estimates
for 2016-2020 for tenure and average household sizes
* Percentage of all housing units ** Percentage of occupied housing units

17 The yearround housingfigure is the one used under Chapter 40B for determining the 10% affordability goal
subtracting seasonal units (75 units) from total units (11,122) = 1yé#g based on 2010 decennial census data.

If the 2020 census figures shdle same 75 seasonal or occasional unit count, the-yeand figure would change

to 11,816 and the current count of 1,410 units would drop to 11.9%, still well above the state 10% affordability
threshold.
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The vacancy rate was only2% forhomeownership in 2010, up somewhat from 0.3% in 2000 as shown
in Tablelll-24. Estimates for 204 indicate an even tighter market with B0% vacancy ratevhich was
somewhathighe thanthe countyat 0.8%but lower than thel.1%state level

On the otherhand, the rental vacancy rate wastimated to be zero in 2010, which does not even reflect
normal turnover rates. By 2@%his rate had increased only th3%, lower than county and state levels
of 24%and 3.1%, respectivelAs any rate below 5% corsidered toreflect extremely tight housing
market conditions, this information confirm&ry strong homeownershipand rentalmarkets.

3.

Tablelll-25 and Figurelll-9 demonstrate thatb SSRK I Y Qa&

Tablelll-24: Vacancy Rates by Tenyt&2000to 2019

Needham | Needham | Needham County
Tenure 2000 2010 2019 2019 MA 2019
Rental 2.2% 0.0% 1.3% 2.4% 3.1%
Homeowner 0.3% 2.2% 1.0% 0.8% 1.1%

Source: U.S. Census Bureau, 2000 and,2ZBd@mary File 1; American Community Surv®eé
Estimates, 205-2019 5-Year Estimates

Types of Structures and UnitsPredominance of singkéamily homes

K2dzaAy 3 a2y Aa

homeswith the following changes in housing types:

T

The number ofletached and.-unit attacheddwellings(e.g., townhousesjombinedcontinues to
comprise about 82% ofall units The censusdata suggestsa gain of311 singlefamily detached
units between 2010 and 2@land a loss obnly three attached units.The total number of
identified singlefamily detachedunits, of 8,640 unitsjs higher than the 8,412 units included in

I 4 & S gez@ddMareover, Table H22 shows that because teardown activity was so high, only
28 net new singldamily homes were bilt between 2010 and 2019Thisonce again poirgto an
overestimation of housing growth in the census figures, lilkdlyeast somewhatelated to
counting new building permits instead of net new urgtgen teardown activity

There was aincrease of79units in two to fourunit properties between 2010 and 20but a net
loss of D4 units since 1990.

There vasa modest net increase of 29 units five to nineunit propertiesbetween 1990 and
2019

The 208 census estimates also suggastincrease 0292units in properties of ten or more units
since 2010 which undercounts the units created as patheflarge multifamily properties that
have been permitted under Chapter 40Bt is clear that the2019 census overestimates the
increasein singlefamily units while underestimating the growth of units in large rental
developments. Table P2 indicatesthat 666 units were built as part of mulamily
development. For example, 526 units were produced as part of The Kendrick and Modera
Needham projects alone.

CKS ydzYoSNI 2T dyIAii®3a 2ANE 30 K&K AGCRKI KASYNO f dzR S &
etc., decreased to zero over the decades.

18 vacant units include those offered for rent sale,units that are rented or sold but unoccupieseasonal or
occasional units,andya ¢ 2 i KSNE OF 1 S32NR ®
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Tablelll-25: Units by Type of Structure, 1990 to 20

Type of 1990 2000 2010 2019
Structure # % # % # % # %
1-unit detached 8,185 78.7 8,333 76.8 8,329 77.3 8,640 76.4
1-unit attached 237 2.3 317 2.9 619 5.7 616 5.4
2 to 4 units 800 7.7 813 7.5 527 4.9 606 5.4
5 to 9 units 225 2.2 187 1.7 256 2.4 254 2.2
10+ units 901 8.7 1,177 10.9 1,041 9.7 1,193 10.5
Other 57 0.5 19 0.2 9 0.1 0 0.0
Total 10,405 100.0 10,846 100.0 10,781 100.0 11,309 | 100.0

Source: U.S. Census Bureau, Census 1990 and 2000 Summary File 3 and the American Community6Survey 200
2010 and 205-2019 5-Year Btimates.

It also should be noted that the 2019 census estimates indicate that Needham #tgakople living in group
guarters(including licensed group homesJhese individuals included 381 institutionalized residents, largely living
in skilled nursig facilities, and 395 noninstitutionalized individuals, most living in student hou3ihgse units

are not counted as part of the total number of housing units per census data.

Figure 114 9: Distribution of Units by Type of Structure, 2019

10+ units

5-9 units 11%

2%

2-4 units

1-unit attached \

6%

1-unit detached
76%

Tablelll-26 provides a breakdown of the estimat&D10 and2019 distributions of units per structure
according to whether the units were occupied by renters or homeownabaut 94% of owners resided
in singlefamily detached or attached homés both 2010 and 204, indicating no growth in mukfamily
condominiums. On the other handlmosthalf of renters lived in multfamily units of €nor more units

in 2019, up from one-third in 201Q This iselated to new multifamily rental development that has helped
diversify the housing stocHt is interesting to note thabne-quarterof renters lived in singlamily homes

in 2019, down fromalmost onethird in 2010 Thids higher than the state l&l of 14.68%in 2019, and not
surprising givethe prevalence bsinglefamily homes in Needhaandonce agaimew rentalalternatives

in the community.The decline irhomeownerunits in buildings of 10 or more units from 323 in 2010 to
296 in 2019perhaps indicasthat more condominium units are held as investments and rented out.

Needham Housing IBn Page4l



Draft 3-16-22

Tablelll-26: Type of Structure by Tenure020 and D19

Type of Homeowner Units Renter Units
Structure 2010 2019 2010 2019

# % # % # % # %
1 unit,detached and| 8,115 94.3 8,494 | 93.7 577 32.7 422 24.3
attached
2to 4units 160 1.9 222 2.4 367 20.8 285 16.4
5 to 9 units 0 0.0 55 0.6 228 12.9 199 115
10 or more units 323 3.8 296 3.3 594 33.6 828 47.8
Total 8,607 100.0 9,067 | 100.0 1,766 | 100.0 1,734 100.0

Source: U.S. Census Bure262010 and2015-2019 American Community SurvéyYear Estimates.

Tablelll-27 provides information on the distribution of unit sizes, more specifically the number of rooms
per unit. This data indicates that the median sized unit in Needham was large @ithormsbased on
2019 census estimatesikely including four bedrooms, arigher than the county and state medians of
5.9 and 55 rooms, respectively. In addition, those unitsat might be more appropriate for single
persons, witHfive or fewer roomsinvolved onlyl9.4% of all units in Needhandown from23.0% in 2010
andmuchlower in comparisorio 43.8% and49.8% for the county and state, respectively.

Given that more than half &2%) of all households included single individuals orgersons, a portion

of households in Needham are living in housing that is mugerdghan what theymayneed in essence
they could be considered 2 @KS2Ndrd SIRrbedresidents may even want to downsize but find it
challenging to find appropriate alternative housing that better meets their current lifestyleslaitity to
pay. The new multfamily housingdevelopmens have provided some opportunities for downsizg,
however, but most longterm homeowners would be unlikely to qualify for the affordable units given
financial assets, including accrued equity, and market prices require incomes wellLO@d@ The lack

of new condominium developments means that #gowho wish, for the sake of financial security, to
reinvest a portion of the proceeds of sale of their siAglmily homes in a condominium unit that meets
their needs, cannot find such housing in Needham.

Table 27 f a2 aK2ga GKI G bSSRKagoORdgselRedrdifaygdhodds2With Ay Of
the exception of units with one or two rooms, the percentages of all units with less thanraimes
decreased between 2010 and 20dile those units with nine uniter moreincreased by 1,098 units,
going from 26.3% to 34.8% of all unit$hose units with seven or more rooms involvea-thirds of the
housing stock, and units with nine or more rooms inclu8dd@% of all units compared to B3% for the
county and aly 116% for the state.

The surge in larger homes also reflected in the median number of rooms per umiteasingrom 7.1 to
7.5 roomsas well as the increases in the size of the average house in Needham.

Through a sample of Assessor recordsluding 192 homes from 1975 to 1980 and 213 homes
from 2018 to 2020, the average square footage increased from 2,235 to 4,461 squarg&lieet.
has occurred wite the average household size decreased from 2.99 persons in 1980 to 2.79
based on 2019 censestimates.

Needham Housing IBn Page42



Draft 3-16-22

TablellI-27: Number of Rooms per Unit, 2®

Needham Norfolk County | Massachusetts
Number of Rooms per Unit 2010/2019 2019 2019
# % % %
1 Room 191/235 1.8/2.1 1.9 2.3
2 Rooms 130/239 1.2/2.1 3.7 3.6
3 Rooms 643/475 6.0/2.2 11.7 10.6
4 Rooms 810/757 7.516.7 13.6 15.7
5 Rooms 700/718 6.5/6.3 12.9 17.6
6 Rooms 1,749/ 16.2/ 15.6 17.0
1,358 12.0
7 Rooms 1,896/ 17.6/ 13.0 12.2
1,830 16.2
8 Rooms 1,827/ 16.9/ 11.2 9.3
1,764 15.6
9 or More Rooms 2,835/ 26.3/ 16.5 11.6
3,933 34.8
Total 10,781/ 100.0 100.0 100.0
11,309
Median (Rooms) 7.1/7.5 rooms 5.9 rooms 5.5 roomg

Source: U.S. Census Bureau, American Community Q.0%ep019 5-Year Estimates.

Certainly, the demolition of smaller homes and replacement with much larger units explains some of
these shiftstowards larger unitsalthough other market dynamics are also at playhe regional, and in
many cases nationalimbalance between housing supply and demand drives up property values
particularly land costsand the pandemic has caused increases in construction c&ish costé turn
compel developers to buildarger homes at very high sales pricesdaver their investment anddeliver

a profit when zoning limits the number of units that can be created. The escalating mapkete has

been further fueled by low mortgage interest rates. Consequently, Needham has experienced a housing
market where very large anéxpensive homes set the bar for real estate expectations.

4. Housing Valueg Extremely highand risinghousing costs
The following analysis of the housing marégaminessalues of homeownership and rental housing from
a number of data sources including:

The 1990, 2002010and limited 202Mecennial U.S. Census figures

¢CKS ! o{ & / 20082060 and @08R01dxMErican Community SurvéyYear Estimates

TheWarr§/)’ DNR dzLJQ&a YSRALFY &b fSa LINROS adlraraaitraoda FyR
Multiple Listing Service data

¢t26y ! aaSaazNna RIFGL

Internet rental listings

Homeownershipg Unprecedently high housing values

Census datalsoprovides information on housing kees,summarizedor owner-occupied unitgincludes
singlefamily and twefamily homes as well as condominium uniisg) Tablelll-28. The 2019 census
indicateda median house valuef $855,30Q up from the median of &46,300in 2010and more than
triple the medan in 1990 of $256,500. Between 2000 and 20the median increased b$22%,
considerably more thathe rate of inflation of 8% during this period.
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In 2019, there wereonly 61 units valued at less than $200,00@th another240units in the $200,000 to
$300,000 price range and still relatively affordableK A & RSY2y aida N} 6Sa GKI G OSNE
owner-occupiedhousing units were relatively affordabl€@n the other end of the price rangg(% of the

units were valad at over $1 milliomnore thandouble the 2010 level.

Tablelll-28: Housing Values of Owneédccupied Units1990 to 209

1990 2000 2010 2019
Price Range # % # % # % # %
Less than $200,000 1,126 15.8 250 3.2 148 1.7 61 0.7

$200,000 td5299,999 | 3,988 55.9 1,471 19.1 239 2.8 240 2.6
$300,000 to $499,999| 1,672 23.4 4,274 55.5 1,551 | 18.0 | 387 4.3

$500,000 to $999,999| 350 4.9 1,577 20.5 5,525 | 64.2 5,619 | 62.0
$1 million or more 126 1.6 1,144 | 13.3 | 2,760 | 30.4
Total 7,136 100.0 7,698 100.0 8,607 | 100.0 | 9,067 | 100.0
Median (dollars) $256,500 $385,600 $646,300 $855,300

Source: U.S. Census Bureau, 1990 and 2000, Summary File 1, and U.S. Census Bup€d0, #0D205-2019
American Community Survé&yYear Estimates.

Tablelll-29 providesTheWarren Group data from Banker & Tradesnmanmedian sales prices and the
number of sales fror2000through September 2021offering a longrange perspective on sales activity.
This data is tracked from Multiple Listing Service informatioretdas actual sales.

Needhamjoinedthe dmillion-dollar clutg several years agas he median sales price of a
singlefamily homeclimbed to $1102,000 as of January 2019 from $976,250 as of the end of
2018 It has subsequently grown to $1.3 millias of September 2021

The lowest point of the market occurred in 1992 when the median sifaghély home was priced at
$225,000, reflective of the economic recession in the early 1990s. After that-&ngllg home values
climbed steadily until 2005 when it fluctuated a litie to the financial crisibut remained above
$600,000.Since then, it has grown steadily, almost doubling from the 2005 median to more than $1.3
million as of September 2021. Figure8lishows this pattern of increasing housing values. CQ¥ID
certairly did not have a negative impact on housing vallsch of the increase in housing values is due
to the larger homes that are being built through teardown activity.

The number of singlamily home salekasalso fluctuated, declininffom 452 sales i2004, to a low of

329 sales in 2008 in reaction to the recessimamd then up and down after thab 384 and 383sales in
2018and 2019, respectively Sales activity decreased somewhat in 2020, to 366 sales, and is likely to
surpass that level in 2021.

The condminium unitmarket has experienced more volatility, both in terms of values and number of
sales. Median prices reagtha high of $593,750 in 2005 and then dregiio $297,750 by 20Q%gain in
response to the recessionThe condo markedid not supass prerecession levelantil 2015 when the
median reached a high of $636,000. After a decline in 2016, the median spiked to $767,000 in 2017 and
was $862,500 as of September 202lhe number of sales ranged from a lowddfin 2000, to a high of

77 in 2015, then down again to 57 sales in 2016, and once again up to 69 in 2018 and 2019. It has
continued to increase, up to 74 sales as of September 2021.
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Tablelll-29: Median Sales Prices and Number of SaR@00 to Septemker 2021

Singlefamily Condominiums All Sales
Year | Months | Median | # Sales| Median | # Sales| Median | # Sales
2021 Jang Sept | $1,300,01§ 291 $862,500 | 74 $1,200,000 395
2020 Jang¢ Dec | $1,170,00C 366 $858,000 | 59 $1,100,00Q0 455
2019 Jang¢ Dec | $1,065,00C 383 $805,000 | 69 $1,025,000 483
2018 Jang Dec | $976,250 | 384 $754,900 | 69 $930,000 | 488
2017 Jang¢ Dec | $962,500 | 396 $767,000 | 58 $910,000 | 489
2016 Jang Dec | $859,000 | 422 $580,000 | 57 $836,000 | 513
2015 Jang Dec | $848,250 | 419 $636,000 | 77 $809,000 | 537
2014 Jang¢ Dec | $810,000 | 385 $550,000 | 75 $789,500 | 496
2013 Jang Dec | $749,500 | 424 $485,000 | 59 $729,000 | 529
2012 Jan¢ Dec | $672,100 | 396 $445,000 | 47 $657,000 | 491
2011 Jang Dec | $656,500 | 356 $361,000 | 35 $636,500 | 428
2010 Jan¢ Dec | $632,500 | 392 $402,000 | 52 $625,500 | 468
2009 Jang¢ Dec | $650,000 | 331 $297,750 | 54 $620,000 | 408
2008 Jang Dec | $645,000 | 329 $415,000 | 65 $625,000 | 421
2007 Jang Dec | $618,000 | 441 $428,000 | 57 $610,000 | 527
2006 Janc Dec | $655,000 | 368 $444,500 | 44 $636,000 | 454
2005 Janc Dec | $663,750 | 364 $593,750 | 62 $650,000 | 456
2004 Jang¢ Dec | $619,500 | 452 $379,500 | 70 $604,500 | 569
2003 Janc Dec | $560,000 | 426 $379,750 | 42 $545,000 | 508
2002 Jan¢ Dec | $520,850 | 422 $328,000 | 63 $500,000 | 522
2001 Jang Dec | $489,950 | 366 $279,950 | 48 $465,000 | 449
2000 Janc Dec | $436,250 | 434 $239,000 | 41 $425,000 | 525

Source: The Warren Group/Banker & Tradesndamuary25, 2019.

Housing prices are high in Needham even relative to neighboring communitie¢hade some of the
priciest suburbs in the Boston aread state Median values for singfamily homes are shown in Table
[1I-30for 2000, 2005 (the height of the market for most of these communitR&)0 andSeptember 2021
showing the fluctuationsn the market over time. Th8eptember 202Inedians ranged from a low of
$630,000 in Dedham to a high of $58,000in Wellesley.b SSRK I Y Qa mdr&tRahtige the &
$645,000 level for Norfolk Countyt is also interesting to note, that while Neddity Q& Y SRA | y
GeLAolrtfte f1Fr33SR ¢Sttt 0SKAYR (K2aS 2F 52@SNE
values haveecentlyrisen at a faster rate.

Tablelll-30: Median Singlefamily Home Prices for Needham amdeighboring Communities

2000 toSeptember 2021

Community 2000 2005 2010 September 2021
Dedham $254,950 $404,500 $346,700 $630,000
Dover $700,000 $1,057,500 $834,875 $1,385,000
Needham $436,250 $663,750 $632,500 $1,300,018
Newton $539,000 $760,000 $735,000 $1,500,000
Wellesley $592,750 $971,250 $900,000 $1,658,000
West Roxbury $270,000 $439,375 $405,000 $760,000
Westwood $392,500 $608,000 $530,000 $1,028,500
Norfolk County $275,000 $425,000 $378,000 $645,000
Massachusetts $215,000 $355,000 $295,000 $511,000

Source: The Warren Group/Banker & Tradesnmdoyember 15, 2021.
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Figurelll-10tracks these mediasinglefamily homevalues, @monstraing the trajectory of the housing
market since 20D, the height of the housing market mnany communitiegust before therecession

Figure IH10: Change in Median Home Values for Needham
and Neighboring Communities
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Source: The Warren Group/Banker & TradesniNoyember 15, 2021

While all of these nearbyommunitiesexperienced a downturn in the market following the recession, as
shown in the 2010 values, thegcovered quite well and have experienced unprecedentedly high housing
Gt dzSad ¢KS NBO2PSNE TNRY iemBnsttasdhembiisk gicdrela@ively (i K S
resilient housing markets these communities as well as a clear signal of the upswing in the overall
housing market in the regiomhe speculation and bad loans that drove home sales and prices into an
artificially inflated, unstainable bulble during the recession are not factors today. Market prices are
instead being driven mainly by limited availability where housing demand exceeds housing supply.

Town Assessor datan the assessed values of residential properties in Needham is presented in Tables
I1I-:31 and I1I-32, which provide insights not only into the diversity of the existing housing stock but also
the range of values for each dwelling typehis data shows thaNeedham hadB,413 singlefamily
properties less than the 2019 census figure of 8,640 sifigirily detached homesThis again points to

the censusoverestimation of growth in the ownesccupied housing stock.

There waonly one unit, a Habitat for Huamity house, valued below $200,080djust anotherassessed
between $200,000 and $300,000 that were still relatively affordadlrouseholds with incomes below
area median incomaNhile dmost half of the homes were assesdsetween$500,000and $700,000in
Fiscal Year 2014, homes in this range have declin&8.®a In fact, all properties assessed for less than
$700,000 decreased from 4,987 homes, or 60% of all sfagldy units in FY14, td,684 units
representing20% of these units by 2.

Thebottom line is that there iseryt AGGE S | FF2NRI0AfAGE ST

Ay

The most striking change involves the number of propedssessed famore than $1 millionincreasing
from 1,322 homes, or 15.8% of the sindgéenily dwellingsn FY14to 3,0620r 36.4% in F22. The highest
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assessment was $56,600for a property with 43 acres and 12,400 square feet of living space on South
Street.

The loss in lowervalued propertiesand gowth in high-end marketunits clearly corresponds to the
substantial amount odemolition and replacement activitghat hasbeentaking place in the community
where small, lesexpensivehomeshave been replaced by much larger and peicones The dramatic
dzLJG A O1 A Y b SSRKI, padicularly thelhixirynaarkefjs islially(presented in Figurki-
11.

There were988condounita O2 dzy 4 SR A Yy u@Ef@rs 4 id RDEommMNiSnGeddiF8a%

of all housing units and thus represamgl NBf | G A @St & avlIitft asSavyStha 2F bS
growth in condos has occurred largely by the conversion of-famaily dwellings to higipriced
condominiumunits. Neverthelesgondos were assesseénerallymore affordably tharthe singlefamily
homes with the median value 0%6$8,300compared to 876,300for the singlefamily homes and the
range of valuegoing from $.11,400for a deed restricted affordablenit to $1690,900for a condoon
Maple Streef®

Many of the2202 yR24a ¢AGK | aaSaayvySyidia o0St2¢ bunnInnn &SN
Subsidized Housing Inventdqi§HI) Altogether, almost2% of thecondos wereassessed belo®300,000

down considerably from 40% in FY1€ondos with assessments between $300,000 and $500,000
increased from 22.7% to 28B4 between FY14 andZY Those higher end condos valued at more than

$500,000 increased from orhird to 60%of all condos dting this period, including56condos assessed

for more than $1 million in 2 compared to four in FY14. It is also interesting to note that there was a
relatively even distribution of condos among each of the assessment rdrapesen $500,000and $1

million, eachat about 10% of all condos

Tablelll-31: Assessed Values of Singlamily Homes and Condominiumg,Y2022

Singlefamily Condominiums Total

Assessment # % # % # %
Less than$200,00( 1 0.01 21 2.1 22 0.2
$200,006299,999 1 0.01 96 9.7 97 1.0
$300,006399,999 7 0.08 130 13.2 137 1.5
$400,006499,999 104 1.2 153 15.5 257 2.7
$500,006599,999 445 53 73 7.4 518 55
$600,000699,999 1,126 13.4 83 8.4 1,209 12.7
$700,000799,999 1,442 17.1 95 7.6 1,537 16.4
$800,006899,999 1,368 16.3 89 9.0 1,457 15.5
$900,006999,999 857 10.2 92 9.3 949 10.1
Over $1 million 3,062 36.4 156 15.8 3,218 34.2
Total 8,413 100.0 988 100.0 9,401 100.0

Median $876,300 $698,300 -

Source: Needham AssessagdalYear 2@2.

19 It should benoted that assessed values typically underestimate market levels, particularly in rising housing
markets as they are largely based sales prices two years before
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Figure IH11: Assessed Values of Singgenily Homes,
FY2014, 2020 and 2022

8000 3,062
7000
6000 1,126
5000 445 4 '5py 1,442 2,457
4000 841 154011368
3000 104 2482,0304 1431 857 %500
2000 21 7120 865 , 836/
1000 1 <8 98
0 =
o o) o) ) ) o) o) o) N
Q‘QQ O)?)o) q?gb Q?ga 0)?9 oﬁ,ga Oﬁga q°)°’ q?ga N
o S S S ) ) S S S &
SO N N R A A L NN
L QQ QQ QQ QQ QQ QQ 00 QQ 7"?
Q Q Q Q Q Q Q Q
M N & & & &
5’\/ (,2”) (Qb‘ 39 r,)‘o r,;\ (,2% (,20)
FY2014 ===FY2020 FY2022

While condounits are on the whole more affordable, they also tend to be more susceptible to wide
fluctuations in the housing market. Cormdmium markets are historically slower to appreciate and faster
to decline in value, andondaminium unit valuestend to rise when the price of singlamily homes
reaches unprecedented high levels, a trend Needhagurigently withessing.

345332 NNa -fdilylptoperdied,Nib stimdmatized in Tablle32, indicates that there are 197
two-family homes 394 units), down from254 twofamilies (508 units)in FY14 likely related to the
conversion of twefamily homes to condominium units The 20P census estimates arehowever,
somewhatK A I KSNJ GKIy (KS 426ants ae2rédna twéanilyyhduEe plicé was
$635,900based on Assessor record$here vere alsol2 three-family properties all assessed at more
than $00,000 andvith amedian of $22,600

As to larger multfamily rental properties, there are 31 propersievith four units or more that ranged in
assessed value from $482,900 to $92,289,800. Many of the larger properties were concentrated on
Tillotson and Perrault Roads (off Rosemary Street) but also included Charles River Landing, Chestnut
Hollow,NehoidenGlen, Modera Needham, The Kendrick, and Webster Green developments for example.
There were also @ mixed residential and commercial propertigscluding 13 properties that were
primarily residential and 13 that were primarily commercial.

Tablelll-32: Assessed Values of Multamily Properties Fiscal Year 22

2/3-unit properties More than 4-unit properties

Assessment # % # %
Less than $200,00( 0/0 0.0/0.0 0 0.0
$200,006299,999 0/0 0.0/0.0 0 0.0
$300,006399,999 10/0 5.1/0.0 0 0.0
$400,006499,999 10/0 5.1/0.0 1 3.2
$500,006599,999 40/0 20.3/0.0 0 0.0
$600,000699,999 81/4 41.1/33.3 3 9.7
$700,006799,999 29/1 14.7/8.3 2 6.4
$800,006899,999 17/4 8.6/33.3 2 6.4

$900,006999,999 4/1 2.0/8.3 4 12.9

Over $1 million 6/2 3.0/16.7 19 61.3

Total 197/12 100.0/100.0 31 100.0

Source: Needham AssessagdalYear 2@2.
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Rental Housing

Tablelll-33 presents information on rental costs from 1990 to 20dased on thel.S. CensuBureau
sample data. The rental market has changedr the yearsas the median rent increased6% between
1990 and 209, going from $798 per month to1$483. In 2019, 62%2 ¥ (G KS (26Yy Q&
renting for more than $1,00@16% above $1,50Gnd 2% at over $3,000It is also important to note that
the census figures include subsidized units, which represleots37%o0f all rental units in Needham, and
thusmedan values make theental market look more affordable thanattuallyis.

Tablelll-33: Rental Costs, 1990 to 20

1990 2000 2010 2019
Gross Rent # % # % # % # %
Under $200 197 9.7 108 5.4 0 0.0
$200299 79 3.9 55 2.7 139 7.9 306 17.6
$300499 195 9.6 133 6.6 176 10.0
$500749 350 17.2 160 7.9 74 4.2 254 14.6
$750999 540 26.5 243 12.1 98 5.5
$1,0001,499 487 23.9 543 26.9 329 18.6 270 15.6
$1,500 + 667 33.1 788 44.6 805 46.4
No Cash Rent | 190 9.3 106 5.3 162 9.2 99 5.7
Total* 2,038 100.0 2,015 100.0 1,766 100.0 1,734 100.0
Median Rent $798 $1,289 $1,484 $1,483

Sources: U.S. Census Bureau, Census 1990 and 2000 Summary File $&d®8ad 205-2019 American
Community Surve$-Year Estimates.

Updated informationon rental offerings inlNovember 2021s presented in Tabl#l-34, whichindicates
very high rentevels. The lowest advertise@nts includeda studio apartmentpne and twebedroom
units at Rosemary Lak&partments an olderrental development and a twebedroom condo unit, all
below $2,000 More typical market rentals aggnificantlyhigherincluding rents neaor above$4,000
for two and threebedroom units in newer mulfiamily developments that were permitted under Cheap
40B and thus also include some affordable uait®5% of total units

Tablelll-34: Market Rental ListingdNovember 2021

Lacation # Bedrooms # Baths Square Feet Rent Property Type
The Kendrick Studio 1 606 $2,473 LargeMulti-
family/40B
2 2 985-1,292 $3411-$3,755
Modera 1 1 905 $2,746 Large Multi
Needham family/40B
2 2 1,205-1,360 $3,997%$4,291
2 2.5 1,756 $5,705
Charles River 1 1 1,0241,122 $2,669-$3,324 Large Multi
Landing family/40B
2 1 1,139 $3,198
2 2 1,379 $3471
Rosemary Lake 1 1 441-1,024 $1550-$1,775 Large Mult
family
2 2 1,047 $1,25
3 1.5 1,774 $2,850
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3 2 1,850 $3,195
Webster Green 1 1 987 $2,650 Large Multi
family
2 1 900978 $2,400%2,650
2 2 1,200 $2,700
OakStreet Studio 1 NA $1,575 TopHoor in
House
Hamlin Lane 2 1 800 $1,900 Condo
Marshall Street 2 1 1,000 $2,300 2" Floor of
House
Pleasant Street 2 1 NA $2,500 Apt. in House
Guild Road 3 1 1,400 $2,300 Townhouse
Great Plain Ave| 3 1 1,200 $2,500 Duplex Apt.
Maple Street 3 1 1,200 $2,800 Townhouse
Hillcrest Road 3 2 1,825 $4,000 House
Forest Street 3 2 1,604 $4,000 House
Standish Road 3 2 1,837 $4,500 House
Greenough St. 4 3 2,606 $2,500 Duplex Apt.
Carol Road 5 2 1,956 $3,800 House
Myrtle Street 5 2.5 2,620 $4,500 House

Source: Internet listings, November 16, 2021.

A typical rent for a twebedroom apartmentsat least$1,900in older dwellingsand over $300 in newer
multi-family development.

Most of the apartmentslsorequire first and last month rent plus a security deposit equivalent to as much
Fa Y2yl KQasoNdpaftineht, thati@ais)$,B00 ik upkont cash, an amount that many
prospective tenants are haspressed to pull tgether. { 2 YS f AaldAy3a SOSy | RRSR |

Tablelll-35 providesHUDFairMarket Rents (FMR$)r the Boston aredhat are the rent limits that are
appliedto Section 8 Housing Choice Vouchers and some other rental subsidy programs, aaijusteltly
by the number of bedrooms. These rents are meant to reflbet cost of modest not luxurious rental
units in the communityput given the market renttistedin Teble 111-33, it becomes clear wh$ection 8
voucher holderganencounter problems findingental opportunitiesin Needham belovthese caps.The
Needham Housing Authority has received permissiopetanit voucher holders to rent units up 0%
of FMRs gien high market conditions.

Tablelll-35: HUD Fair Market Rents (FMR2D18 t02021

Year Efficiency OneBedroom | Two-Bedroom | ThreeBedroom | FourBedroom
2021 $1,742 $1,924 $2,336 $2,906 $3,168
2020 $1,715 $1,900 $2,311 $2,880 $3,131
2019 $1,394 $1,561 $1,902 $2,383 $2,571
2018 $1,253 $1,421 $1,740 $2,182 $2,370

Source: U.S. Department of Housing and Urban Development (HUD)
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5. Affordability Analysis

Affordability Gaps

While it is useful to have a better understanding of past and current housing costs, it is also important to
analyze the implications of these costs on affordability. Talil86 and IH37 review affordability from

two different perspectives. Tabldll-36 calculates what households earning at various income levels can
afford with respect to types of housing On the other handTable IlI-37 examines housing costs
summarized above in Sectidhh.C4, estimating what households musitely earn to afford these prices
based on spending no more than 30% of their income on housing expémsesommonly applied
threshold of affordability.

In addition to showing how different types of housing are mordess affordable to households earning
at the medianhouseholdncomelevelfor Needham, the 100% of median income for the Boston axed,

at the 80% ofareamedian incomeTablelll-36 also indicates that the amount of down payment has a
substantial learing on what households can affordPrior to the recessiont had been fairly easy for
purchasers to limit their down payments to 5% or even less as long as theyPjpzte Mortgage
Insurance(PMI) or qualified for a subsidized mortgage program slick K S ONE(iMoriig&g@ &
Program?® MassHousing mortgage progranms other government mortgage insurance prograrsnce
then, lendershavetypicallyapplied more rigid lending criteria, includirtggh down payments and stricter
credit standards These requirementsnake homeownership, particularly firstne homeownership,
much more challenging, and the proportion of fitshe homebuyers entering the market has
plummeted. As TabldIl-36 demonstrates, a household earning the same leféhcome can acquire a
much higher priced homif the household is able to payore cash downas they are borrowing less.

Whether mortgage financing requires Private Mortgage Insurance (PMI) also makes a difference. PMl is
not required ormortgages \ith large down payments or for many publicly insured or subsidized mortgage
LINE ANJ Yaod ldadzYAy3d OGKFG | K2dza SK2f RONEIMbidgagy 3 | G
Program or MassHousing offerings for example, this household gmithtially afford a singlefamily

home forabout $371,50@vithout PMI but 851,500with this extra cost.

Table 111-36 also shows that because condo fees are calculated as housing expenses in mortgage
underwriting criteriacondo units can beelativelymore expensive. Thereforetlaree-personhousehold
earning at 80% of area median income (based2081 HUD income limt$ for the Boston area), for
example, can afford a singtamily home of 871,500with a 5% down payment, but a condait for only
$331,50Q assuming a condo fee of $300 per mon@ondo units are typically smaller and cost less than
singlefamily homeshowever, and the condo fee pays for maintenance of building and grounds that is
borne directly by the singteamily homeowner.

It should be noted thatlie same householdith income at the 80% AMI limis estimated tgpotentially

be able to buy a twdamily house for $93000. This assumes thatcan charge $,000 per month in rent

as this income is also considered in mortgage underwriting, usually at about 75% of the rent level or
$1500. A threefamily house is even more affordable with two paytegants, and it is therefore not
surprising that the twefamily and triple-decker hae been ® succeshil as starter housing for those
looking to enter into homeownershif.

2 The Soft Second Programhas b&&B LJt + OSR o6& G(KS adldSQa hb9 a2NI3IF3IS tN
ATwoF F YAT @ K2YSa INB ftt26SR Ay .bSSRKIFIYQa DSYySNXf wS
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Tablelll-36: Affordability Analysis |
Maximum Affordable Prices Based on Various Income Levels and Housing Types

Estimated Max. Estimated Max.
Type of Income Level 30% of Monthly | Affordable Price Affordable Price
Property Income 5% Down*** 20% Down***
Singlefamily NeedhamMedian $4,138.68 $650,000 $766,000
Income =$165,547
100% AMI = $108,720| $2,718.00 $427,000 $503,000
80% AMI =90,950* $2,273.75 $371,500 $420,500
Condominium NeedhamMedian $4,138.68 $619,000 $733,000
Income = $65,547
100% AMI = $108,720| $2,718.00 $390,000 $461,500
80% AMI =90,950* $2,273.75 $331,500 $377,000
30% of Monthly | Estimated Affordable
Income Utility Cost Monthly Rental
Rental NeedhamMedian $4,138.68 $175.00 $3,963.68
Income = $65,547
100% AMI = $96,640 | $2,416.00 $175.00 $2,24100
80% AMI = $80,850** | $2,021.25 $175.00 $1,846.25
50% AMI =53,700* $1,342.50 $175.00 $1,167.50
30% AMI = $2,200* $805.00 $175.00 $630.00

Source: Calculations provided®y?2 6y Q& /[ 2YYdzyAG e | 2dzaAy3 {LISOAIlfAAD
*Basedonthe ®{ ® / Sy adzi . dzNBI| dzQa (AGSS-MkrEstinyates 2015208y A (& { dzZNIBS @
* HUD 2@1 Income Limits for the Boston area for a household of three (3) for homeowners (average household
size for homeowners in Needham wa®2persons per theACS 203-2019 Estimateg and average of two (2) for
renters as average household size for rertecupied units was I4 personsbased on the2015-2019 ACS
Estimates.

*** Figures based on interest rate df0%, 30year term, annual property tax rate oil$.03per thousand, insurance
costs of$6 per thousand for single and twfamily homes and $4 per thousand for conglats, and private mortgage
insurance (PMI) estimated at 0.3125% of loan amount for 95% finarazidgstimated monthly condo fees of $300
Figures do not include underwriting for PMI in calculations with a 20% down payarehfor the 80% AMI level at
95% financing that would assume that the purchaser qualified for the ONE Mortgage Prdd@asHousingor

other government mortgagefferings forexample Assumptions also include the purchaser spending no more than
30% of income on housing costs.

Because median income levels are so high in Needhani 6&: %47 based on 20k®nsus estimates, the
amount that can be borrowed and ultimately the phase pricarerelatively highas well For example,
a median income household may likely be able to afford a siiaghély home for $66,000 and a $33,000
condo based on 80% financing.

Tablelll-36 also looks at what renters can afford fate different income levels. For example, a two
person household (average household size of renters in Needham Wéapersonsaccording to 2019
census estimatgsearning at 50% of area median incoome$53,700annually could afford an estimated
monthly rental of about 4,168 assuming thewere paying no more than 30% of their income on housing
includingutility bills that average $1¥per month?? An unsubsidized rental this lowstually impossible

to find in Needham where the lowest rental advertisedNovember 202was $1550 for avery small
one-bedroomapartmentin an older multfamily development.

22Based on utility allowances provided annually by the Needhiamsing Authority

Needham Housing IBn Page52



Draft 3-16-22

As noted above,aentals also include relatively high upfront cash requirements, often includistgaind
last monthg€Yent plusa security deposit.This means that any household looking to rent in the private
housing market must have a considerable amount of cash available, which imagaxt on affordability.

It is also important to note that the figures included in Tabl86llare for those eaning at the 80% AMI

level and are not the same as the purchase prices that are calculated under the state Local Initiative
Program (LIP) formula. The stapproved purchase prices are established at the 70% AMI level with
some other slightly different @simptions.

Tablelll-37 examines affordability from another angle, going from specific housing costs to income. Taking
median price levels for singfamily homesandcondaminium unisinto account the incomes that would

be required to afford these prices are calculated, also showing the differences between 95% and 80%
financing. For example, using the median sifgtaily home priceof $1.3 millionas September 2021a
household would have to earapproximately $31,170if they were able to access 95% financing and
$281,100with 80% financing, well above the median household incon$66,547and even the median
incomefor homeownersf $186,736

The median condminium unitprice was 862,500as of September 202,1which required an estimated
income of £26,000with 5% down and $92,750with the 20% down payment.

In regard to rentalsusing the prices listed in November 202lpnebedroom unit renting for $800
would require an income @§78,000, assuming $150 per month in utility bills and housing expenses of no
Y2NB GKIyYy om: 2F (TRBisrhtvay3iess tb ReA inconfediniof $3®850for

a two-person household earning at 80% of area median incofmeslativelylow-priced listing for a twe
bedroom unitof about $2,500would require an income odibout $107,000 based on $175 in average
monthly utilities costs

Tablelll-37: Affordability Analysis I
Income Required to Afford Median Prices and Minimuvtarket Rents

Type of Property Median Price * Estimated Mortgage Income Required **
5% Down 20% Down 5% Down 20% Down
Homeownership
Singlefamily $1,300,000 $1,235,000 $1,040,000 $331,750 $281,100
Condominium $862,500 $819,375 $690,000 $226,000 $192,750
Estimated Market | Estimated
Monthly Rental Monthly Income Required
kkk Utility Costs
Rental
Onebedroom $1,800 $150 $78,000
Two-bedroom $2,500 $175 $107,000
Threebedroom $2,800 $200 $120,000

Source: Calculations provided®y2 ¢ y Q &

[ 2YYdzy A e

| 2dza Ay 3

{LSOArtAAG

* From The Warren Group Town Stats d&aptember 2021for singlefamily.$13.03per thousand, insurance costs
of $6 per thousand for single and twiamily homes and $4 per thousandrfcondounits, and private mortgage
insurance (PMI) estimated at 0.3125% of loan amount for 95% finarazidgstimated monthly condo fees of $300
Figures do not include underwriting for PMI in calculations with a 20% down payment. Assumptionglati® in
the purchaser spending no more than 30% of income on housing costs.
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In comparison, someone earnittge 2022minimum wage of $4.25per hourfor 40 hours per week every
week during the year would still only earn a gross income2¥,#4 Households with two persons
earning the minimum wage would still fall far short of the income needed to affordeth@nimum
advertised rents. While therare rents that fall below this level, particularly subsidized rents, market
rents tend to be beyond the reach of those earnai@0% AMI much less lower wage earners.

Through the combination of information in Tabléd$36 and IH37, it is possible tocompute the
affordability gap, typically defined as the difference between what a median income household can afford
and the median priced unit on the market. The affordability gap would the$5Bd,000as ofSeptember

2021 for singlefamily homes, the iiference between $66,00Q based on what a median income
household could afford (for an average household of three and 80% financing) and the median house
price of #.3 million This gap is up considerably fro$211,500 as of April 2014The upfront cash
requirements for the down payment and closing costs in eftectadd more thananother £60,000 to

this affordability gap in the case of 80% financing. The gap widerg5®@0plus some upfront cash
requirements for 95% financing.

When looking athe affordability gap fothose with incomesit the HUD80% of area median
incomelimit, the gapis an estimate®$928,50Q the difference between the median priced
singlefamily home and what a threperson household earning at this income level aéford,
or $371,500based on 95% financinghis gap is up substantially frd#856,500 in 2014In the
case of 80% financing, the gap would increaseli®$3,900.

As to condminium units, the affordability gap is abou283,50Q the differencebetweenthe median

priced condo of 862,500and what a median income earning household can affordsa®$000 with 95%
financing The gap drops somewhat to $129,500 based on 80% financing if the purchaser can afford the
upfront cash requirementsf close to $180,00. Therewas noaffordability gapin 2014 asa household
earning at median incomepald afford the median priced condat the time

For those earning at the 80% AMI level, tomdaminium unitaffordability gapricreases to $31,00Q up
from $281,750n 2014 This idased on 95% financirapd assunesthe purchasemwould qualify for the
adFiS8SQa hb9 a2 NJiMhassHdbsing Rdrtgagetr dtfeFgerment assisted financing
More rigorous underwriting criteria, including more stringesredit requirements,remain significant
challenges in obtaining mortgadi@ancing however

In regard to rentals, because the median household income for Needham is so high,isheo
affordability gap for households earning thie median incomdevelwho could likely afford a monthly
rent of almost $4,000 However,a household with income at the 80% AMI level would encounter
affordability gap of about $65per month the difference between an estimated median rent of $2,500
and what such as houselu could afford of about $1,846.

Housing Demand and Supply Analysis

Tablelll-38identifies how many singl&amily homes and condoinium units exist in Needham that were
potentially affordable within various income categoribased on Town Assessor recar@nly eight
singlefamily homeswhich includes Habitat for Humanity house, were affordable to households earning
at or below 80% AMI as wefl7 condaminiums that included 17 affordablecondaminiums aspart of
Chapter 40B developmentdAn additionalfive singlefamily homes andn additional92 condaniniums
would be potentially affordable to those with incomes in the 80% to 100% AMI rdinge represents
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relativelyvery limited affordability in the hasing stock.Moreover, assessments typically lag sales prices
by a year or two and thus it is likely that there has been a further erosion of affordability in the housing

inventory.

Aboutone-third of the singlefamily units & well as condowere potentially affordable to those earning
f I NBESE @

between 100% AMI andNS R K I Y Q dhou¥ehdbA V¥ @2 Y S

household income level was so high in comparison to the-atida income levels for the Boston region.

Tablelll-38: Affordability Analysis 11l
Relative Affordability of Singldamily and Condo Units in Needharf)Y22

t SgSt =

0SSO

Singlefamily Homes | CondominiumUnits
Price Range Available in Price Available in Price
Singlefamily/ Income Range Range Range
Condo* Number % Number %
Less than $71,500/ Less than 80% AMI 8 0.1 147 14.9
Less than $31,500
$371,500$427,000 80% to 100% AMI 5 0.6 92 9.3
$331,500$390,000
$427,001$766,000 100%AMIto
$390,001$733000 | b S S R K inedigna 2,617 31.1 338 34.2
household income
More than 66,000/ | More thanb S S RK |
more than 33000 | median household 5,783 68.7 411 41.6
income
Total 8,413 100.0 088 100.0

{ 2d2NODSY bSSRKIY

| B2 Figuied baged on & thripersdr hauSehdid2 NJ
* Includes estimated condo fee of $300 per month and figures are based on 80% financing with the exception of the less

than 80% AMI category where households could possibly qualify for subsidized mortgage programa 95%/97%

financing is available.

Table llI-39 demonstrates a substantial need for more affordable homeownership opportunities in
Needham for those earning at or below 80% AWth even a deficit in units for those with incomes in the
80%to 100% AMI range These calculations suggest that of the6D,@wner households who were
estimated to have earned at or below 80% AMI in 0here were onlyeight singlefamily homes and
147 condaminium units that would have been affordable to themdml onFY2 assessed valuesnd
other assumptions listed in Tallk36, including spending no more than 30% of income on housing.costs

Tablelll-39: Homeownership Need AnalysiBY 2022

Income Group| Income | Affordable Sales | # Owner # Existing Deficit-/

Range* | PricesSingle Households | Units Single | Surplus +
family/Condos** | *** family/Condos | Singlefamily
+ Condos

Less than 80% | Less than| Up to 371,500 1,060 8/147 -905

AMI $90,950 | $331,500

80% to 100% $90,950 | $371,501$427,000/ | 375 5/92 -278

AMI $108,720 | $331,501$390,000

Total 1,435 13/239 -1,183

Source:Needham Assessor data fey 2.
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* For a household of three (3) as the average household size for oimas2.99 persons per the2015-2019 ACS
5-Year Etimates)based on 201 HUD income limits for the Boston area that includes Needham.

** See analysis in TablH-36.

*** See Table H1.

It is likely that many of thesewer income2 6y SNJ K2 dzaSK2f Ra I NB daOF 4K LJ}22NJ
incomes might haveeen sufficient to buy a house or condominium unit in Needham a few decades ago,

but a household with their current income could not afford a house or even a condo uniteithisien

today. Moreover, their income might qualify them to purchase an affordable Chapter 40Butititeir

financial assets, particularly the equity in their homes, would render them ineligibkuéithousing.

Tablelll-40 compares numbers of rentes within certainlowerincome ranges to the numbers of existing
units that mght be affordable to them, based largely special tabulations of data summarized in Table
1141 that identify households by type, tenure, income, and cost burdénisinformation suggestshat

there is a shortage @20 rental unitsfor those with incomes at or below 8086 area median income.
Since this data was reported in 2018, it is likely that some of this needumequenthyaddressed by
The Kendrick or Modera Needhdbmapter 40B developments for those in the 50% to 80% AMI range but
not for those with incomes belothis rangewhich comprise the greatest need of 500 uniGiven rising
housing costs, it is likely that the deficits have grown

Tablelll-40: Rental Unit Need Analysis

# Renter # Existing Deficit -/
Income Income Affordable Households | Affordable Surplus +
Group Range* Rent** ok Units ****
Less than 30%| $25,900and $472.50and 450 205 -245
AMI less less
Between 30% | $25.901to $472.51t0 405 150 -255
and 50% AMI | $43,150 $903.75
Between 50% | $43,151to $903.76to 175 55 -120
and 80% AMI | $64,900 $1,447.50
Total 1,030 410 -620

Source:S. Department of Housing and Urban Development (HUD), SOCDS CHAS Data, @amenarity Survey,
2014-2018 5Year Estimate (latest figures available based on HUD special table data).

* For a household of two (as the average household size for renterd Wéaper 205-2019 5-Year ACSsimates)
andbased on 208 HUD income limits fothe Boston area that includes Needham.

** Data based on the household spending no more than 30% of income on rent as well as an averageutildgthly
allowance of $I5 per month.

*** Data from Table Hi1.

**** Data from Table H41 for those withoutcost burdens

The MAPC projections also provided estimates on future housing demand with an estimated net demand
of 1,339 housing units between 2010 and 2030, further suggesting that this demand will come primarily
from those who were under age 54 in 2010. MAPC figimethe period of 2010 to 2020 indicate that
much of the demand will be from those under age 35, split relatively evenly between -fngjlg
ownership and multfamily rental options, both at about 500 units each. A large demand of about 1,500
singlefamily units was estimated for those in the 35 to 54 age range. On the other end of the age range,
those age 55 to 64 will demand a small amount of rdfaltnily rental or ownership units while vacating
about 500 units of singlamily units based on outmigtion, mortality, or decreased preference for that
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housing type. Those 75 years of age or older are expected to vacate about 1,300 units, most-in single
family homes, for the reasons mentioned above.

Cost Burdens

An important measure of housing affordéty or housing need is the number of residents who are living
beyond their means based on their housing costsether for ownership or rental. Such information is
helpful in assessing how many households are encountering housing affordability probtecest
burdens, defined as spending more than 30%afiseholdincome on housing, or severe cost burdens
based on spending more than 50% of income on housing costs.

.FASR 2y wnmdp SAGAYIGSAa FNRBY GKS [/ Sy adere 565dzNB | dzQ 2
homeowners, 06.8% of all homeowners iNeedham spending between 30% and 34.9% of their income

on housing and anothet,256 owners or13.8% spending more than 35% of their income on housing
expenses. Thuk782or 19.6% of all owners were ovgrending on housing based on these estimates.

In regard to renters133renters or7.7% were spending between 30% and 34.9% of their income on
housing andanother677or 39.0% were allocating 35% or more of their income for housifigus a total
of 810renters were overspendinigcluding46.®oof all renters

This data suggests that592households 024% of allNeedhamhouseholds were living in housing that is
by common definition beyond their means and unaffordabbduding 17.9% to were spending more
than 35% of their incomes on housing co3tsese cost burdens alewerthan Norfolk @unty with32.8%

of householdspending more than@®% of their income on housing costst higher than the County level
of 15.8%6spending more than 35%

The Department of Housing and Urban Development (HUD) provides data on how many households were
spending too much of their income on housing costs, or were experiencing cost burdenshtiisobtate

2T OUKS /AGASa 5141 {eadsSyQa /2YLINBKSYaag@gS | 2dzaAy3
is summarized in Tabld-#1 and distributes households kgnure, income and householdtype, also

showinghow many were spending betwae30% and 50% of their income on housing, and how many

were spending more than half of their income on housing. For example, the first cell indicates that there

were 260 elderly renter households (62 years of age or oldeith incomes at or below 30% ofea

median incomeSa G AYF SR o0& (GKS / Syadz . dz2NBI &Dspending S NR Ol y
between 30% and 50% of their income on housing and another 105 spending more than half of their
income on housingpr a total of 135 with cost burdens

Of the tal estimated10,765households ilfNeedham 1,4250r 13.26 were spending betweer
30% and 50% of their income on housing with anoth@&63or 10.8% spending more than
50%. This analysis suggests t#86880r 24% of all households were spending tomich on
their housingthe same level that was identified in tf#19 census estimatesThis level is
down from 26% in 201&nd27.7% in 2011

—

Of the 1,810 reported renter households, 620 or 34.2% were experiencing cost burdens compared to 708
or 7.9% ofowners. Consequently, renters were proportionately experiencing greater cost burdens
although the total number of codturdened owners was a bit higher.
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There werel,030renter households and,060owner households with incomes at or below 8@g4l,
which includedb 7% of all renter households arid..8% of owner households.

Tablelll-41: Type of Households by Income Category and Cost Burdens, 2018*

Households | Households | Households | Households | Households
Type of Household Earning <309 Earning > | Earning > | Earning Earning
By Tenure AMI/# with 30%to < 509 50%to < 80% >80% and < > 100% Total

cost burdens| AMI/ # with | AMI/# with | 100%AMI AMI/

* q q i .

SOSt burdens SOSt burdeng ﬁ: \r/gg;;:ast # with cost
burdens *
Elderly Renters 260/30-105 250/35-150 60/20-0 175/25-35 150/30-15 895/140-305
Small Family Rentery 45/0-0 100/0-10 70/70-0 30/0-0 270/0-0 515/70-10
Large Family Renter{ 0/0-0 10/10-0 0/0-0 0/0-0 15/0-0 25/10-0
Other Renters 145/0-110 45/30-20 45/30-0 0/0-0 140/0-15 375/60-145
Total Renters 450/30-215 405/75-180 175/120-0 205/25-35 575/30-30 1,810/280460
Elderly Owners 285/15-260 160/12514 270/30-45 215/50-35 1,785/17540 | 2,715/395394
Small Family Ownerg 20/0-20 20/0-20 225/50-80 160/30-65 4,630/63555 | 5,055/715240
Large Family Ownerg 0/0-0 20/0-20 15/0-0 0/0-0 855/35-0 890/35-20
Other Owners 25/0-25 20/0-4 0/0-0 0/0-0 250/0-20 295/0-49
Total Owners 330/15-305 220/12558 510/80-125 375/80-100 7,520/845115 | 8,955/1,145703
Total 780/45-520 625/200-238 | 685/200-125 | 580/105-135 | 8,095/875145 | 10,765/1,425
1,163

Source: U.S. Department of Housing

(Y6t

FIr YAt ASaA

and Urban Development (HUD), SOCDS CHAS Data, American Community
Survey, 204-2018 5-Year Estimatélatest figures available based on HUD special table data)
*First number is total number of households in each category/second is the number of householdslEviegn
30%and 50%of their income on housing and third number includes those that areying more than half of their
income on housing expenses (with severe cost burdétiderly households involve heads 62 years of age or older.
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category, for both renters and owners, includes relderly and norfamily householdsbasically single individuals.

Other key findings from this data include the following:

Total Households
1 Of the2,090total households earning at or below 80% afea medianincome AMI), 1,328 or
63.5% were experiencing cost burdens including 883 or 42.2% with severe cost burdens as they
were spending more than half of their income on housing costs. This is down frof89
households or 71% and 1,059 and 51% with cost burdens versus severe cost burdens,
respectively in 2015.
1 Of the780 households with incomes below 30% AMI, 565 or 72.4% were overspending with 520
or 66.7%spending more than half of their income dmusing costs While the number of
households in this income category decreased fr&@0 household$n 2015, the proportion of
those with cost burdens increased fr@t%and 544 respectively, with cost burdens and severe
cost burdens. Many households tinis income range without cost burdens were likely living in
subsidized units.
1 There were also high cost burdens among those with incomes between 30% and 50% AMI
including 438 or 70.1% with cost burdens, and of these 238 or 38.1% with severe cost burdens.

22HUD uses Median Family Income (MFI) in this report which is the equivalent of Area Median Income (AMI).
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1 While still high, cost burdens decreased somewhat for those in the 50% to 80% AMI range
declining to 47.4% and 18.2%, respectively for those spending more than 30% of their income on
housing compared to spending more than half their income.

1 BEven those wih incomes above 80%MI were overspending including 980 households spending
between 30% and 50% of their income on housing and another 280 spending more than half of
their income. This is down froni,465 or 17%f those in this income rangeho were spentihg
too much on their housingn 2015 and a further declindrom 1,710 and 20% in 2011.

Renter Households

9 Of the 1,810 reported renter households, 740 or 40.9% were cost burdened that included 460
or 25.4% with severe cost burdens. This is somewhaghler than the 37.8% and 22.0% with
cost burdens versus severe cost burdens identified in 2015.

1 There was an increase in the number and percentage of renter households with incomes at or
below 80% AMI between 2015 and 2018, from 939 to 1,030 householdsoon £2.9% to 56.9%
of all renter households. The level of cost burdens also increased from 59.1% to 60.2% during
this period including an increase in severe cost burdens from 37.8% to 38%#se figures are
higher than those for 2011 whef6.6%in this income range had severe cost burdens.

1 There were 450 renter households with incomes at or below 30% AMI, referred to as extremely
low-income households by HUD. Of these, 245 or 54% were experiencing cost burdens, 215 or
48% with severe cost buedis which is up from 41% and 40% with severe cost burdens in 2015
and 2011, respectively.

1 Of the580renter households earning between 30% and 8898 (up from 465 in 2015285 or
about half were overspending including 180 or 31% of households with ircdamiie 30% to
50% AMI range that had severe cost burdens. None of the households in the 50% to 80% AMI
income category were reported to have had severe cost burdens. The level of cost burdens is
down, however, from 2015 that include&25or 70% of rengr households in the 30% to 80% AMI
rangewhichwere overspending including 160 or 34% with severe cost burdens, up from 54% and
30% in 2011, respectively.

9 It canlargely e assumed thamany if not most of the 410 renter households earning below the
80%AMI level andvithout cost burdens were living in subsidized housing given the high costs of
rentals in Needham.

1 The highest number and proportion of renters included those 62 years of age or older,
representing 895 households or about half of all rentdfamilies involved about 30% of all renter
households with nofiamily, nonrelderly households at 21%, down from almost 30% in 2015.

1 About 60%of the 570 elderly renter household with incomes at or below80% AMI were
overspending on their housingncluding 255 or about 45%vith severe cost burdens. Those
remaining 230 seniors earning below 80%MI and not overspending were likely living in
bSSRKIYQa adzaAiARAT SR K2dzaAy 3 otN suBsMiPefl Rr 4882 NJ a Sy
developments These figies also suggest increased cost burdens from 2011 data when only one
third of the 495 seniors in this income range were experiencing cost burdens, 29% with severe
cost burdens.

1 Atotal of 80 or 37%f the 215small families (2 to 4 household membeng)o earned within 80%

AMI were paying too much for their housing is likely that those without cost burdens were
living in affordable housing. Additionally, the number of small family renter households has grown
from 100 in 2015 and 109 in 2011, which neeya result of the opportunities offered as part of
the larger Chapter 40B developments.
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1

The data identifies only 25 large famili&or more membershat were renting in Needham, 10

with cost burdens. The number of such households is down from 2615 and 65 in 2011, all

of which were experiencing severe cost burdens. This reduction of large family renters likely
reflects some erosion of relatively affordable larger units for rent in the private market over time
including the teardown of twdamily homes with rentals units and reconstruction of much larger
condominiums that are owned, not rented out

There were also25 non-elderly, nonrfamily householdsl@rgelysingle individualsyith incomes

at or below 80%AMI, of which190 or 81%vere ovespending on their housing, includidi@0or

55% with severe cost burdens. This is up from ah#35%with severe cost burdens in 2011 and
2015, respectively.

Owner Households

1

Of the 8,955 owner householdd,,148 or 12.8% were overspending on their t®ng, including

703 or 7.8% with severe cost burdens. This is down fr2@84 householdsor 24% with cost
burdens in 2015ncluding 764 or 8.7% encounteringsevere cost burdens More recentlevels

are also down a bit from 2011when 26.7%were overspending and 10%ad severe cost
burdens.

Small families comprised the majority of homeowners at 56.4% with large families at about 10%.
Seniors at age 62 or over represented a 3008%cal ownersvith non-family norrelderly owners

at only 3.3%f all homeowners

Of the 1,060o0wner householdsvith incomesat or below80%AMI, 708 or twathirds had cost
burdens with 488 or 46% experiencing seveost burdens. There were mooevner households

in this income range in 2015, at 1,154 househdbds the percentage of those with cost burdens
waslowerwith 64% spending too much and 44#th severe cost burdendevels of cost burdens

were also equivalent pup somewhat from 201iwhen 8% had cost burdensand 55%were
experiencing severe cost bunde

Almost all owners with incomes at or below 3@¥l were overspending including 92.4% with
severe cost burdens. This suggests that the Town continue to explore options to reduce housing
costs for these extremely leiicome households, most of whom aider aduls. Efforts such as

the Small Repair Grant Program and additional tax deferrals could provide much needed
assistance ADUs may become another source of income for these households with zoning
changes.

There were715 elderly owners earning at or below 808MI, down from 750 in 2015 but up
somewhatfrom 710 in 2011 By 2018, 489 or 68.4% had cost burdens including 319 or 44.6% with
severe cost burdens. This is higher than the cost burde8815 with 420 householdsor 56%

were overspending, including75 or 37% with severe cost burdendn comparison, he 2011

levels ofthose withcost burdensvas somewhat lower a63%but higher in the case of severe
cost burdens ab0%.These high levels of cost burdens point sit@ation wherdongterm senior
residens who are retired and living on fixed incomes are experiencing challenges affording the
high housing costs in Needham, including rising energy, insurance costs and property taxes. Many
of these owners are likelyrgty nesters living in singfamily homes that cost too much for them

to maintain and with more space than they require at this stage of their lives.

Of the 265 small family householdwith incomesat or below 80%AMI, 170 or 64.2% were
experiencing cosburdens including 120 or 45.3% with severe cost burdens. The level of cost
burdens is down somewhat from 201%@nalmost 90%were spending too much, including 66%
with severe cost burdensThe number of households in this income range was lower in 2811,
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225 householdshut the percentage with cost burdens was at 73% with a higher proportion of
those with severe cost burdens at 69%.

1 There were only 3 large familieswith incomesat or below80%AMI, of which20 or 57% had
severe cost burdens, all earnibgtween 30% and0%AMI. This represents a slight increase
from 14 largefamily ownerhouseholds in 2011, 10 having severe cost burdens and earning less
than 30%AMI.

1 There were alsd5non-elderly, norfamily ownerhouseholdswith incomesat or below80%AMI
of which29 or 64.4% had cost burdens, all with severe cost burdévisile the total number of
households were higher in 2015, with 80 such households, cost burdens were lowetA#ith
spending too much for thehousing and ongjuarter pending more than half of their income on
housing costén 2015 The 2011 data also shows 80 households in this categonaviitiiower
cost burdens including1.2%with severe cost burdens.

6. Subsidized Housinfpventory (SHI)

Of the 11,047 yearound housing units in Needhaffi,1,410 or 12.%6% areincluded in the Subsidized
Housing Inventory (SHI) maintainegthe Commonwealth of Massachusetts, up from 841.6%in 2015
and425 unitsor 3.9% in January 2036.This percentage will decrease somewhat when the 2020 census
data is released to reflect housing growth since 2010. Nevertheless, it is likely to veefi@bove 1%2°

Statelaw through Chapter 40Basdecreedthat if a munigpality has less than 10% of its yeaund
housing stock seaside for low and moderateincome residents, it is not meeting thecal andregional

need for affordable housing. Not meeting this affordability standard makes the locality vulnerable to an
override of local zoning if a developer wants to build housing through the comprehensive permit
process?’ Consequently, by surpassing the 10% affordable housing thresWedédihamwill no longer be
required to process Chapter 40B comprehensive peapiilications that it determines are inappropriate
and do not address local housing nee@lkis means that Needham has much more control over future
development. Maintaining this 10% plugvel ofSHIunitsis a baseline priority for the Town.

Tablelll-42 summarizes those units that amecluded in the Subsidized Housing Inventory (SHI) and thus
meet all of the state requirements of affordability.

24 Computed bysubtracting seasonal units (75 units) from total units (11,122) = 114043.

%5 Includes 668 market rental units 7% as part of 40B projects. New rentals helped diversify the housing stock.

26 ThisPlanprojects a total yearound housing stock of aboutl}800 units when the 2020 census figures become
available. With #10SHI units, the affordability percentagédilely to beabout 12%.

27 Chapter 774 of the Acts of 1969 established the Massachusetts Comprehensive Permit Law (Massachusetts
General Laws Chapter 40B) to facilitate the development of affordable housing felat@vmoderateincome
households; defined as any housing subsidiZeylthe federal or state government under any program to assist in

the construction of low or moderateincome housing for those earning less than 80% of median inapime
permitting the state to override local zoning and other restrictions in communitigsre less than 10% of the year

round housing is subsidized for loand moderateincome households.
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Tablelll-42:b SSRKI YQa&
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units

# SHI | Project Type/ Use of a | Affordability

Project Name Units | Subsidizing Agency 40BComp | Expiration Date
Permit

/221Qa . NAR3IS |76 Rental/HUD No Perpetuity
Cook Drive and Seabeds Way)
High Rock Estates* 80 Rental/HJD No Perpetuity
138-158Linden Street* 32 Rental/DHCD No Perpetuity
168-188 Linden Street* 40 Rental/DHCD No Perpetuity
1542 Chambers Street* 80 Rental/DHCD No Perpetuity
Matthews House/ 8 Rental/DHCD No Perpetuity
1415 Great Plain Ave.*/**
HighlandAve./Charles River AR 6 Rental/HUD and EOHHS No 2038
*%
Marked Tree Corp. ** 4 Rental/HUD and EOHHS No 2038
NehoidenGlen 61 Rental/MassHousing Yes Perpetuity
Webster Street 11/929 Webster | 4 Rental/HUD No 2037
Webster Street 11/299 Webster | 6 Rental/HUD No 2037
West Street Apartments ** 6 Rental/HUD No 2043
Junction Place 2 Ownership/DHCD and FHLBB | Yes Perpetuity
Garden Street 2 Ownership/FHLBB Yes Perpetuity
High CIiff Estates 3 Ownership/FHLBB Yes Perpetuity
Chestnut Hollow 6 Rental/DHCD and HUD No 2021
Suites at Needham 2 Ownership/MassHousing Yes Perpetuity
Charles River Landing 350 Rental/DHCD Yes Perpetuity
DDS Group Homes ** 84*+** | Special Needs Rental/DDS No NA
Craftsman Village 2 Ownership/MassHousing Yes Perpetuity
Greendale Village 4 Ownership/MassHousing Yes Perpetuity
The Residences at Wingate 2 Rental/DHCD No Perpetuity
Webster Street Green 2 Ownership/MassHousing Yes Perpetuity
Needham Place/50 Dedham Ay 1 Rental/DHCD No Perpetuity
TheKendrick/29 Avenue 390 Rental/DHCD Yes Perpetuity
Residences
Wingate Phase Il 5 Rental/DHCD No Perpetuity
Greendale Mews/Modera 136 Rental/MassHousing Yes Perpetuity
Needham
1180 Great Plain Avenue 16 Rental/MHP Yes Perpetuity
TOTAL** 1,410 | 12.76% of yearound housing

Source: Massachusetts Department of liog and Community Development

* Needram Housing Authority units

** Special needs units

*** Includes 262 market units at Charles River Landing, 292 market uniteeaKendrickand 102 market units at
Greendale Mews/Modera Needham for a total of 656 market units. The number of actual affordable rental units in
these projects is 220UnderChapter 40B, the state incentivizedmmunities to produce muHiamily rental housing

by allowing all rental units, including market rate ones, to qualify for inclusion in the SHI.

**** Down from 89 units in 2018

Additionally, nine affordable rental usitmay becomeeligible for inclusiorin the SHIlas part of The
Residenceat Carter Mill.The Needham Planning Board approved a Major Site Plan Review Special Permit
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to redevelop the former assisted living and skilled nursing facility at1@0WestStreet into a mixed

senior living development. This projeetas approved toinclude an 83unit assisted living and

lfT KSAYSNRaAKYSY2NE OFNB FLOAfAGE YR TH AYRSLISYRS
12.5% of the total independent livingnils must be affordable to lowor moderateincome households

as defined by 760 CMR 45.02 that includes nine (9) affordable Local ActionltUhiésproject moves

forward as approved, ivill bring the SHI up to 1,419 units @an estimated12.0% of theyearround

housing stockvhen the 2020 figure is released

The Needham Housing Authority (NHA) owda$8 SHiunits in the following developments:

1 High Rock Estates
Converted from tate Chapter 20Gtate fundingto Section 9 Ederal sisidy
Singlefamily housing for families
80 units (43 threebedroom units and 37 twedroom units)
The Needham Housing Authority redeveloped this property by replacing 20-famgly units
with 20 two-family structureswith a net gain of 20 unitsTen of threse units weragedeveloped
into 20 condominiums with a separate Homeowners Association but also receiving some NHA
support in maintaining and managing thaits. The remaining ten are rentals managed by NHA.

The NHA also sponsored the conversion of b@lsifamily units at its High Rock development
into duplexes, creating 20 condos which it continues to be involved in supporting through ongoing
monitoring work and maintenance.

9 LindenrChambers
State Chapter 667 funding, mixetterlydisabled housing
152 onebedroom units

1 Matthews House
State Chapter 689 funding for special needs housing
8-bed group home

1 Captain Robert Cook Drive
Federallyfinanced
Singlefamily housing for families
30 units (5 twebedroom units, 2@hree-bedroom units and 5 foubedroom units)

1 Seabeds Way
Federallyfinanced
Mixed elderly, disabled singles housing
46 onebedroom units

The Housing AuthoritF 2 Odza Sa 2y GRSSLIX ¢ | F¥F2NRIFI6fS K2dzaAy3
AMIland no tenant pays more than 30% of annual income for r&vaitlists are very long. For example,

NHAhas 559 applicants on its wait list for the family units includir@&aplicants for twebedroom units,

167 for threebedrooms, and 33 for fodnedroom units. Waits for these units extend to three to five

@S NR D Ly NB3IFINR (2 GKS bl!Qa StRSNIekRAalof SR
approximately sixnonths to a year.
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facilities that altogether total 26 additional affordable housing units (including the Highland Avenue ARC
project, Marked Tree Road, 29@d 929 Webster Street, and West Street Apartments) as well ani&

in group homes for state Department of Developmental Ser{lo€xS) clients scattered throughout town.

These group home units includige units as part of a group home for developrtedly disabled adults on

South Streethat was supported with HOME Program and CPA funiding

Needham also has5 other projects that are a part of its SHI that include an additi@i2 actual
affordable units (total 068 units that can be counted in the SHI) that have been produced by private,
for profit or nonprofit developers including:

i NehoidenGlen
1035 Central Avenue
Comprehensive Permit granted in 19a8damendments were issued through June 2011.
Total RentaUnits: 61 Affordable Units: 61
This development is forerylow-incomeolder adultsand is managed by Wingate

9 Chestnut Hollow
141 Chestnut Street
Variance granted in October 2000 by the Board of Appeals
Special Permit granted in December 200aH®y Planning Board
Total Rental Units: 28 Affordable Units: 6
Chestnut Hollow involved major renovationof an existing nostonforming building, formerly
the Hamilton House Nursing Home, for conversion into apartments for seniors. The development
wasprocessed through a Special Permit and variances. There are d#tivoom units, 15 one
bedroom units, and one (1) studio unit.

1 Junction Place Townhouses
32 Junction Place
Comprehensive Permit granted in October 200
Total Condominium Units: 5Affordable Units: 2
Junction Place is a condominium project comprised of five (5) attached townhouse units,
approved by the Town i@ctober2001 through a comprehensive permit. The property contains
approximately 11,200 square feet of land, previously occupied by a small vacastdwamffice
building, a garage and parking area on the edge of a commercial distrieceoss the road from
atrain station. All five (5) of the townhouses were sold at below market prices to eligible families
through a lottery system. Two (2) of the homes were sold for $165,000 to families earning up to
80% of the area median income with the remaining thréer({@ially sold for $310,000 to families
earning upto 150% of the area median income.

1 Garden StreéBrowne-Whitney
207-217 Garden Street
Comprehensive Permit granted March 2002
Total Condominium Units: 6Affordable Units: 2

28 The Town allocated $280,000 in HOME Program funditij$220,000 in CPA funde support development
financing
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The Garden Street projecalso known as BrowAé/hitney,is a condominium development with

six (6) total threebedroom units, two (2) of which are affordable. The T@approved the project

in March of 2002, and was subject to an appeal filed by an abutter to the property that wa
subsequently settled. The property contains approximately 27,132 square feet of land. Although
within a singlefamily district, the property is located directly across the street from a business
zoneand onlya short walk to the center of Needham andhic transportation. The two (2)
affordable units sold for $160,000 with the market rate unvsre priced between $525,000 and
$759,000.

9 High CIliff Estates
209233 St. Mary Street
Comprehensive Permit granted April 2002
Total Condominium Units: 12Affordable Units: 3
The High CIiff Estates project is a townhouse condominium development with 12 total three
bedroom condominium units in four (4) buildings and withee (3) of the condominiums sold as
affordable, selling between $105,000 and $137,5D0e market rate units sold for $447,000 to
$582,300.

M Suites at Needham
797 and 805Highland Avenue
Comprehensive Permit gnted in 2006
Total Condominium Units: 8Affordable Units: 2
The development includes eight (8) townhouses, two (2) of which are affordable. The project is
located on Highland Avenue, only a short wallatdMBTAcommuter railstation.

1 Charles River Landing
300 Second Avenue
Comprehensiv®ermit grated in 2007
Taal RentalUnits: 350 Affordable Units: 88 (allnits count as part of the SHI)
The Town of Needham entered into an agreement with the developer, Cabot, Cabot & Forbes, to
0dZAt R opn NByGlft dzy A 14 ( K NP dgDrt ofthe diF NUSWAR ([&2¢0 | /
Initiative Program (LIP). h& project is located at the outer edge of the New England Business
Center, adjacent to a residential neighborhood and overlooking the Charles River. The parcel
contains 7.9 acres and promotes a number of smartginoprinciples as it is served by existing
infrastructure; is located in proximity to Town services, transportation and employment;
promotes higher density housing; and includes affordable housing. Abotihivets of the units
have onebedrooms, the remimder with two-bedrooms

1 Craftsman Village
17-27 High Street
Comprehensive Permit granted initially in 2006 and amended for new developer in 2009
Total Condominium Units: 6  Affordable Units: 2
The initial developeffiled the comprehensive permit application in 2003 and proposed building
twelve threebedroom condominium units, three (3) to be affordable, on an about 27,000 square
foot lot within walking distance to public transportation. The ZBA approved six (6) unitiseout
RSOSE2LISNJ 61 & dzygAftfAy3a (2 3IF2 o06St2¢ SAIKG oy
Appeal Committee. The project finally nealforward with a new developer, Craftsman Village
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LLC, with a total of six (6) units including two (2) affordailes. The market units sold for
$609,000.

1 The Residences at Wingate/Phase |
235 Gould Street
Special Permit Approval in 2011
Total Independent Living Rental Units: 12 Affordable Units: 2
Pursuant to a zoning change create an Elder Services Zonimjstrict, approved by Town
Meeting in 2010, and Special Permit approvathef Planning Boarth 2011, the developebuilt
a senior housing facility on Gould Street next to its Nursing Home at 589 Highland Avenue. The
building includs 91 total unitsg 12 Independent Living Apartment units, 42 Assisted Living units,
YR oT ! 334AaGSR [AGAYy3 dzyAaAida aLISOALFIEATAY3 Ay |
The project also inclugagwo (2) affordable units, one (i)at was initiallyreserved fotthose who
lived or worked in Needham.

1 Needham Place (previously known as Dedham Avenue)
50 Dedham Avenue
Special Permit Approval in 2012
Total Rental Units: 10 Affordable Units: 1
Through the rezoning of Needham Center through a Center Businessywistiact approved by
Town Meeting in 2009, as well as Special Permit approval by the Planning Board in 2012, the
developer, MMM Property LLBrookline Development CorpRuilt a new threeplusone story
mixeduse building on Dedhawvenue near Great &h Avenue The property contasten (10)
rental units, including one (1) affordable unit, as well as two (2)-ficgir retail units.

1 Greendale Village
900Greendale Avenue
Comprehensiv®ermit granted in 2.3
Total Condominium Units: 20  Affordable Units: 4
The Greendale Village development includes 20 new townhomes, four (4) of which are affordable
to those earning at or below 50% of area median income. The lottery was held on July 8, 2014.
The 2 twebedroom affordable units sold for $112,600 and the 2 thdsedrooms sold for
$121,400. The market units ranged in price from $759,000 to $940,000.

1 Webster Street Green
28 Webster Street
Comprehensiv@®ermitinitially granted in 20® and amended in 2013
TotalCondominium Units: 10 Affordable Units: 2
The developer, Webster Street Green LLC, was issued a comprehensive permit in November 2005,
which was appealed, amended, and exded through thea i | Hdbishg Appeals Committee
(HAC) The affordable units ere targeted to those earning at or below 50% AMI and sold for
$121,300 and $136,800 while the market units sold in the $689,000 to $769,000 range.

1 One Wingate WalWingate Phase II
235 Gould Street
Special Permit Approval in 2014
Totallndependent Living Rentblnits: 52 Affordable Units: 5
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Another 52 Independent Living Unit&ere built next to the existingPhase Residences at Wingate
AaSYA2N) f A@AYy3d RS@GSt2LIVSyido DA@GSY GKIFG GKS LINE
least 10% of the units must be affordabl&he project received Special Permit approval by the

Planning Board on October 20, 2014 (amendment of Phase | approval in 2011)

1 The Kendrick (previously known &$&enue Residendes
275 Second Avenue
Comprehensive Permit gnted in 2015
TotalRentalUnits: 390 Affordable Units: 98all units count as part of the SHI)
The Town of Needham provided its support for 1€ Second Avenue Residences development
as part of the Local Initiative Program (LUFPdject Eligibility Application that was submitted to
DHCD by the developer, A Street Residential LLC, on April 15, 2015. The ZBA subsequently
approved the comprehensive perntinh October 20, 2015

1 Modera Needham (previously known as Greendale Mews)
700Greendale Avenue
Comprehensive Permit gnged in 20L3 for 108 units and approved 136 units in 2015
TotalRentalUnits: 136 Affordable Units34 (all units count as part of the SHI)
The developer, Mill Creek Residential Trust LLC, proposed 300 and then 268 rental units on the
sixacre site through a comprehensive permit application on April 13, 2013, and the ZBA approved
108 on December 19, 2013. The parties subsequently agreedotalaof 136 units, which the
ZBA formally approved on October 20, 2015.

The Town also sponsored abitat for Humanityproject on aparcel owned by the Town of Needham
The Towrissued a Request for Proposals to secure a developer to build an affeiidafle on the site.

Habitat for Humanity was the winning respondent and built a sHfgheily house on the lot for a first

time homebuyer. This house is neligible for inclusion on the SHI becaube deed rider was not

approved by the state

TheNeedram Housing Authorityalsoadministersrental subsidiesnd iscurrentlyassigned 120 Section 8

Housing Choice ddchers. While these rental subsidies are not eligible for inclusion in the SHI, they
nevertheless providémportant support for qualifying households renting units in the private housing

market, filling the gap between an established market rettte Fair MarkeRent (FMRg and a portion

2T (0KS K2dzaSK2ft RQa AyO02YSo t NBFSNBYOS A& 3INIYyGSR
Applicants must also have incomaisor below50% of area median income based D areancome

limits (see Tablél-1), butt p22 2F 'y | 3SyO0OeQa @2dzOKSNAR |NB (2 32
exceed 30% of area median income

7. Priority Housing Needs

Given thehigh numbers of residents who are paying too much for their housing (see Ti&dE) and

growing affordability gaps, there is a pressing need to produce more housiagis affordablein

Needham not only the most financiallyulnerable residents, but alsor those who may not meet all

affordable housing requirements but are still struggling to remain in the commubit3. SRK I Y Q& / 2 dzy (
on Aging and Public Health Department prepared an Assessment of Housing and Transit Options for
Needham Seniors in Augu2016 thatsuggested that the affordable housing problem is greatest for
moderateincome people who do not qualify for subsidized housing but cannot afford market rate
housing. Nevertheless, it is important to note that even if a household qualifiesifisidized housing,

there are notnearlyenough units to meet all of the need nor demand.
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The major obstacle to meeting underserved needs is the gap betweese tieeds and the resources
available, includingeal property, which has beerexacerbated byunprecedently highhousing prices
Gonstraining regulationslow interest rates, and the pandemiimve also contributed to rising housing
prices

Fundamental to the rise in housing prices is the imbalance between housing supply and
demand Thigs not just a local problem but one that is occurring throughout much of th
Commonwealth, the Greater Boston area in particulgegional solutions to boosting housin
production are needed, albeit challenging given home rule whighorizs local bylaw
enactment in compliance with state oversight

«Q D

This Housing Plan widrovide a road map for devising and implementistgategies ¢ preserve and
produce additional community housing options, directing development to appropriate locatioshs an
target populations.

Based on input from a wide variety of sources including updated census data, market inforiation,

from local stakeholders, andommunity meetingsthe following priority housing needs have been
identified It should be noted that this information will be augmented with input from the Community
Housing Workshop, to be held on March 24, 2022, and the Community Housing Survey which will be issued
shortly after that.

Rentd housing is thegreatest priority

Both rental and ownership housing anecessaryto encourage a mix of housing types in response to
diverse populations and household needs. There is, however, a more compelling case for rental unit
creationbased on thdollowing considerations:

T ¢ NBSG GKS ySSRa 2F (GUKS O2YYdzyAdeQa Yzad @dzZ yS
as rental housing is typically more affordable and requires lessomp cash

f  Promote greater housing diversity 84% ofNeedhan & K 2 dzi i ovBeroiciie® 4nd
82%involves singldamily homes. More housing options are necessary to meet the needs of
local workers who are priced out of the housing market, people who greim dieedhamand
want to raise their own families locally, and empty nesters, for example.

1 Leverage other funds, as state and federal resources are almost exclusively directed to rental
housing development, family rentals in particular, unless the munitypladis been designated
as a Gateway City or has qualified {@and moderateincome census tracts (Needham does not).

1 Investlocallyavailable subsidy funds(e.g, CPA NeedhamAffordable Housinglrust Funds,
HOME Program fundlsn support of greater number of households/occupants over time as
rentals turnover more regularly than ownershupits.

1 Respond to new state guidelines for MBTA communities in creating new t@resited zoning
districts with byright permitting for a minimum land area of 50 asreninimum gross density of
15 units per acre, and minimum mukik YAt & dzy A G O2dzyd 2F wm: 2F (K¢
or 2,378 units.

T t NEOARS 2L NIdzyAldASa FK2NEIASRES | YRy Aa2L0688 RAK/ZE  FNS
their housing to relocatéo more affordable and less isolated settings, opening up their homes
to families requiring more space.
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1 Enhance the ability to qualify occupants for housing subsidies as state requirements for including
units on theSubsidized Housirlgventory SH) makeit very difficult for longterm homeowners
to be eligible for subsidized or assisted hougingn asset limits

1 Provide opportunities for mixethcome housing where several different income tiers can be
accommodated within the same project.

Indicators d Needfor Rental Housing
As detailed throughout this Housing Needs Assessment, the follawingiderationssuggest a pressing
need formore affordablerental housing:

M Limited incomes About 2P0 of all rentershad incomes of less than $25,000 based on 2019
census estimatesAdditionally, here was an increase in the number and percentage of renter
households with incomes at or below 809l between 2015 and 2018, from 53% to 57% of all
renter householdsThe nedian income earning renter, with $41,691 in annual income, could
afford a rent of no more than about $867 given spending no more than 30% of income on housing
costs including an estimated $175nmonthly utility bills. This makes éxtremely difficultfor
lower income household® find affordable market rentals without spending far too much on
housing.

f High cost burdens Needhan2a NBYy (i SNE I NB aLISYRAYyI41hFal YdzOK -
renter households overspendingcluding 25% with severe cost burdess they were spending
more than half of their income on rent and utilities

Of the renters with incomes at or below 80% AB0% were experiencing cost burdens, 38% with
sevee cost burdens. Of particular concewere the450 renter households with incomes at or
below 30%AMI, referred to as extremely loincome households by HUD. Of these, 54% were
experiencing cost burdens, 48% with severe cost burdeAsdditionally, ¢ the 580 renter
households earning between 30% and 88RH about half were overspending including 31% with
incomes in the 30% to 508Vl range that had severe cost burdens. None of the households in
the 50% to 809AMI income category were reported to have haelvere cost burdensThe focus

of rental housing production should be on those earning at or below/A@%o the greatest
extent possiblgat lower incomes where feasible

1 High rents¢ The2018 censusestimates indicated agross median rent of $483 which would
require an income of more than6$,32Q assuming $175 per month in utility bills and housing
SELSyasSa 2F y2 Y2NB GKIFEy om: 2F (G(KS K2daASK2f R
renter households much lower ati$,691 but market rents are typicalljmuchhigher and tend
to be beyond the reach of lower wage earners (see TibBd). Moreover,it is also important to
note that the census figures include subsidized units, which repredenis37%of all rental units
in Needham, and thuthe median makes theental market look more affordable thanattually
is.

Market rents are typically much higher and a relatively-priced listing for a twebedroom unit
of about $2,500nvould require an income ofabout$107,000 based on $175 in average monthly
utilities costswithout cost burdens
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1

High upfront movein expenses; Many apartments require first and last mont@eent plus a

security deposit. For a2$600 apartment, that totals as much ag $0Q an amount that many
prospective tenants do not have available. Additionally, becauseyrof Needhan & NB vy (| f
opportunities in smaller propertiesare not advertised, those who do not have a special
connection to he community are often out of luck.

Deficit of affordable rentalg Calculations in Table-dD suggesthat there is a shortage of 620
rental units for those with incomes at or below 8@%l. Since this data was reported in 2018, it

is likely that somef this need was subsequently addressed by The Kendrick or Modera Needham
Chapter 40B developments for those in the 50% to 80% AMI range but not for those with incomes
below which comprise the greatest need of 500 units. Given rising housing cosli&eityishat

the deficits have growandmore units will be out of the range of leimcome households.

Low vacancy rate The 2019 census estimates identify the rental vacancy rate as 1.3%, lower than
county and state levels of 2.4% and 3.1%, respecti¥ayany rate below 5% largely recognized

to reflect extremely tight housing market conditions, this information confirms a very robust
rental market.

Rental Needs ddlder Aduls

Rental housing needs olider aduls are growing and cost burdens remhighas noted belowClearly
housing alternaives to accommodate thincreasing population oblder residerg such as more
handicapped accessibility, housing with supportive services, and units withoutargidls
maintenance demandshould be considered in housing planning efforts.

T

Recentpopulation growth¢ The number of those 65 years of age and older increased to 5,543
residents and 19% of the population, according to 2019 census estinfiates4,700 and 16.3%
in 2010. This increase wiaggely driven by those age 65 to 74.

Significantprojected growthc! & G KS O2YYdzyAG @ Qa . | othe65@@sYySNE O
and over age rangehe numbers oblder adulsis forecastedo increase over the nextecade or
soto about onequarter of all residentsThe housinghallengef this expanding population of
AaSYA2NR gAft ySSR (2 060S FRRNBaaSR Ay GKS ¢24yQ

Significant population of rentexsThe highest number and proportion of renters included those
62 years of age or older, representing 895 households or about half of all renters.

High cost burdeng About 60% of the 570 elderly renter households with incomes at or below

80% AMI were overspending on their housing, including 255 or about 45%sextre cost

burdens. Those remaining 280er aduls earning below 80% AMI and not overspending were
fA1Ste tAGAY3a AY bSSRKIYQA adzodARAT SR K2dzaAy3
or 40B developments.

Insufficient income& Most older adultsliving on fixed incomes and relying substantially on Social
Security find that their income may not be sufficient to afford their current housing and other
expenses, particularly when they lose their spouse ther homes increase in value, so does their
property taxes unless they qualify for special tax exemption or deferral programs.
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Older adultgelying primarily on Social Security are likely to have monthly incomes that fall far
below what is needed to afford market rents.

f Long waits for subsidized housingThe Needham!| 2 dza Ay 3 | dzi K2NRG& F2 Odza
affordable housing for those wittncomes at or below 50% AMI and no tenant pays more than
o/k: 2F Fyydzadt AyO02YS FT2NI NByido 2 AGEAAGA | NB
units, there were 227 on the waitlist with waits of approximately six months to a year.

Moreover,the Needham Department of Health and Human Services conducted an Assessment of
Needham Housing Authority Residents in 2019 in an effort to understand the needs of these
residentsand to increase their access to a range of Town services. Through interéteus
groups, and a survepssets and challenges emerged from the sttidht suggested the need for
strong partnerships among the Needham Housing Authority, Town of Needham, community
organizations, and residents address unmet tenant needs including

o Improvement ofthe physical environmenincluding greater handicapped accessibility.
0 Greater connections to other residents and the community.
0 Better access to services including mental health and transportation.

Rental Needs of Families

Given thdevel of cost burdenshere are many lowand moderateincomefamiliesin Needhanthat have
beenstruggling to pay their bills, with housing expensiksly chief among them. Given an impending
crisis, a family may become at risk of homelessness, some forced to equléh friends or family
and/or live insubstandard conditions while waiting for subsidized housing or a Section 8 Housing Choice
Voucher.The pandemic has exacerbated the housing instability of some of these families.

9 High cost burdeng A total of 80 or 37%f the 215 small families (2 to 4 household members)
with incomes at or belov80%AMI were paying too much for their housinl is likdy that many
of those without cost burdens were living in affordable housiAdditionally, tre number of small
family renter households has grown from 109 in 20d/hich may be a result of the opportunities
offered as part of thelarger Chapter 40B developments.

The data identifies only 25 large famili@&or more membershat were renting in Needham, 10

with cost burdens. The number of such households isrdfram 65 in 2011, all of which were
experiencing severe cost burdens. This reduction of large family renters likely reflects some
erosion of relatively affordable larger units for rent in the private market.

1 Fewer subsidized housing opportunities amtpl waits¢ NHAhas 559 applicants on its wait list
for their 90 family units(30 at Captain Robert Cook Drive and 60 at High Rockiding 359
applicants for twebedroom units, 167 for threbedrooms, and 33 for fodnedroom units. Waits
for these unis extend to three to five yeardlone of the units are handicapped accessible.

Rental Needs of Neglderly Individuals

There are also considerable numbers of lower income -glderly, nonfamily households in
Needham mostly single individuals, experiencing cost burdens and long waits for subsidized housing
that make finding appropriate affordable housing a challenge. Sofméhese individuals have
disabilities that further complicate their housing problems as those with disabilities, many reliant on
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Social Security, tend to be among the most financially vulnerable residents in a comniNmtitynly
do they have to face thchallenge of finding housing that is affordable, but thegyneed units that
accommodate their special needs as welt.is no wonder that some find themselves risk of
homelessiess and forced to move to another community with more affordable housnigns.

T

Significantout decliningpopulation oftheserenters-- Non-family, nonelderly householdgunder

age 62)comprised 21% of all renter households, down considerably from almost 30% in&R015.
total of 235 or 63% of these renters had incomesrabelow 80% AMI. The remaining 140 such
renters had incomes of at least 100% AMI and may include single professionals that were
attracted to the market units as part of the larger Chapter 40B developments.

High cost burdens- There were also 35 non-elderly, nonfamily households lérgely single
individuals) earning at or below 808MI, of which81%were overspending on their housing,
including55% with severe cost burdens. This is up from ah%h35%with severe cost burdens in
2011 and2015, respectively. These individuals may be good targets for new Accessory Dwelling
Units (ADUs) should the Town change zoning to allow occugarttypse without family ties or
performing the role of caregiver.

Long waits for subsidized housind3.5%of NI !s@nits in elderly developments are targeted to
younger individual¢éage 18 to 61)vho are disabled witli4 applicants on the waitlist.

New ownership opportunitiesre also a priority
Efforts to provide starter homes for firiime homebuyers andbetter housing alternatives for empty
nesters should be promoted to address several objectives including:

T

1

)l
)l

Provide opportunities for families who want to invest in Needham but are-ehtibf the current
housing market.

Potentially develop units for thoseith incomes in the 80% to 100% AMI range that would be
eligible for Community Preservation Act (CPA) assistance and are challenged to afford market rate
units.

Offer more affordable housing alternatives to empty nesters who want to downsize, thus opening
their existing homes to families, and enabling them to stay in Needham. The need for elevator
accessn multi-family propertieds particularly important for this population. Condominium unit
ownership offers the security of ownership at a lower pricarttsinglefamily home ownership,

with significantly less maintenance, utility, insurance and tax burden.

Lend additional stability to neighborhoods as homeowners are perceived as more rooted and
invested in the community with less unit turnover.

Enable chidren who were raised in the community to return to raise their own families locally.
Provide housing options for municipal employees and other local workers.

Becausestate and federal subsidy programs are almost exclusively targeted to rental housng atie
limited opportunities to leverage local investments such as CPA fundimldic property sites?®
Consequently, most homeownership developments that include affordable units are permitted through
Chapter 40B, where market units cremsbsidize dbrdable units, or are very small in scale and heavily
reliant on CPA fundsAdditionally, due to the high land costs in Needham and limited opportunities to

29 MassHousing administers the Commaeaith Builders Program to help subsidize homeownership development
but funding is limited to Gateway Cities or qualifying census tracts (Needham does not have).
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leverage local funds, the subsidy needed to fill the affordability gap would typically be ekgrbiglon
aper unitbasis perhaps as much as $500,0@0target those at the 80% AMI levehless the property
was donated.

Indicators of Need:

The rising cost of housing is shutting increasing numbers of residents out of the private housing market,
particularly the ownership marketin factb SSRKI'Y 22 Ay-BRf 6 K8 OV azD € A 8 $TSNI €
the median sales pricef a singlefamily home climbed to $1,102,000 as of January 2019 from $976,250

as of the end of 2018. It hasibsequently grown to $1.3 milliokligh upfront costs also challenge first

time purchasers. More affordable options are necessary that can support a range of incomes based on

the following indicators of need.

f  Few subsidized ownership unit©nly17 unitsor 1.2%0of i KS ¢ 2y Qa {1 L ARy @2t @S
of these units were permitted through the Chapter 40B comprehensive permit process.

1 Deficit of affordable unitg Tablelll-39 demonstrates a substantial ne€dr more affordable
homeownership opportunities for thosgith incomesat or below 80% AMAkith even a deficit in
units for those with incomes in the 80% to 100% AMI rangbese calculations suggest that of
the 1,060 owner households who were estimated have earned at or below 80% AMI in 801
there were onlyeight singlefamily homes andl147 condaminium unis that would have
potentiallybeen affordable to them based dfiy22assessed valuesd other assumptions listed
in Table IH36, including spending no more than 30% of income on housing. ctissslikely that
YIye 2F (GKS&S 26ySNI K2dzaSK2f Ra I NB daOF ak LJ22NJ
gualified them foran affordalbe unit, such as those permitted under Chapter 40B or mandated
by inclusionary zoning for exampleut their financial assets, particularly the equity in their
homes, would render them ineligible feuchhousing

1 High affordability gapg When lookingat the affordability gap for those with incomes at the HUD
80% AMI limit, the gap is an estimated $928,500, the difference between the median priced
singlefamily home of $1.3 million and what a thrggerson household earning at this income level
could Ikely afford, or $371,500 based on 95% financing. This gap is up substantially from $556,500
in 2014. In the case of 80% financing, the gap would increase to $1,018,900.

As to condminium units, the affordability gagior those with incomes at the 80%MI level is

about $531,000 up from$281,750in 2014. This ibased on 95% financirend assunesthe
purchasewouldlj dz £t A F& F2NJ G§KS a0l (S MassHousitg naogighided I 23S [ 2
other government assisted financing

9 High cosburdensg Secial HUDIataindicated thatof the 8,955 owner households, 12.8% were
overspending on their housing, including 7.8% with severe cost burdens. This is down from 24%
with cost burdens in 2015 with 8.7% encountering severe cost burd@fsthe 1,060 owner
householdswith incomesat or below 80%AMI, two-thirds had cost burdens with 46%
experiencing severe cost burdens.

30 State asset limits are $75,000 plus a maximum of $200,000 in net equity from a former hatmest® purchasing
a unit in agerestricted housing, a maximum of $75,000 for all other households.
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Almost all owners with incomes at or below 38%dI were overspending including 92.4% with
severe cost burdens. Thigygests that the Town continue to explore options to reduce housing
costs for these extremely leivcome households, most of whom ailder aduls. Efforts such as
the Small Repair Grant Prograradditional¥ dzy’ RA y 3 T 2tdlhséifasce préyay,@la
additional taxdeferrals could provide much needed assistaAEdJs may become another source
of income for these households with zoning changes.

1 Maintain population diversity and attract young familie¥oung adults in the family formation
stage of heir lives, in the 25 to 34ge range, decreased between 1990 and 2019, dropping to
6.0% of the population from 13.7% in 1990. An increasing numbgowrfg adultswho were
raised in Needham have been choosing to live elsewhere, and the high cost of housing is likely a
contributing factor in addition to general preferences for living in more urban areas.

Additionally, those age 35 to 44lecreased significantly reie 2000, from17% to 13% of all
residents While many in this age range would likely be attracted to Needham given the high
guality of its school system and other community amenities for young families, it is also likely that
many have beepricedoutofii KS (126y Qa K2dzZaAAy3 YIN]Sio

1 Hnancing challenges Without a subsidized mortgage, households have to come up with a
substantial amount of caspotentially as must as@®bof the purchase priceghus blocking many
who seek to own a home. Cregitoblems also pose barriers to homeownership.

Prior generations had the advantage of Gl loans and other favorable mortgage lending options
with reasonable down payments. Also, in prior years the median home price to income ratio was
much lower than it idoday (see Figure-1), making homeownership more accessible. Given
OdzNNBy i SO02y2YAO O2yRAGAZ2YAY GKS FoAftAGR (2
time homebuyers without subsidized ownership. Statgported mortgage programs, suck a

the ONE Mortgage Prograand MassHousing offeringsan offer important financial assistance

to first-time purchasersMore rigorous underwriting criteria, including more stringent credit
requirements still presentchallengego obtaining mortgagdinancing however

1 Extremely low vacancy rate$he vacancy rate for homeownership units we&dbased on 2019
census estimategeflecting tight market conditions.

It should be noted that it is difficult for existing homeownersdoalify for new affordable housing
opportunities as there are limits on financial assets and current owneestdgprograms typically target
first-time homebuyers Nevertheless, there are still opportunities to assist-lawd moderateincome
ownersasfurther described in SectiolV.

Serviceenriched units and those with supportive services are also a priority

Handicapped accessibility and supportive servisesh as those offered by th8mall Repair Grant
Program, Council onAgid Q& { I FSG & I jthrough ¥issisted MBng bNidtiovis as well as
transportation andbther home maintenance progranshould be continuedAccommodationsor special
needs populations should betegrated into new housing production efforts.
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Indicators of Need:

9 Sizablelocal population with disabilitie€ Almost 2,000residents, or 6.4% of all civilian,
noninstitutionalized residents, identified themselves as having a disaBiliffhese levels of
disability are largely less than county and statewide figures, but still represesmingfulspecial
needs within the Negham community They furtheisuggest that the Town make a concerted
effort to produce housing units that are handicapped accessible and/or have supportive services
as well promote services or home modifications in support of those with disabilities

1 Few options for younger disabled resideqt¥he SHI includesxspecial needs housing facilities
that altogether total 26 additional affordable housing units as well asrdts in group homes
for state Department of Developmental Servid®DS) clients scattered throughout towds
noted in the January 27, 2022 Pwablducation and Listening Session, these facilities are
insufficient to address local needs including those of young disabled adults who were raised in
Needham but have few options for living independently and with necessary supportive services
in the comnunity.

f  Very limited inventory of barridree unitsg Only theb | ! RERSNI f LINR2SH@s =z { S| o
subsidizedhandicappeeaccessible unitghat include 23 onebedroom units Of particular
concern have been the secoffidor units in senior housingt Chambers Streehat can only be
accessed by stails K i K2 LIS FdzZ te& OFy 6S NBaz2t gSR LG az2ys

1 Growing senior populationAs the number of seniors continues to increase with the aging of the
Baby Boomers and longefiel expectancies, growing numbers of residents will need better access
to housing that includes cgite supportive services and/or barriree accessibility. Local
assisted living units are also typically expensiVbeassisted living and independemtihg units
as part of Needham Residences at Wingate tdmelResidences at Carter Mill will help address
some of these needs.

1 Barriers to aging in placeThe Assessment of Housing and Transit Options for Needham Seniors,
prepared by the Council on Agiramd Public Health Department in 2016, identifigaesific
barriers to aging in place In addition to the high cost of housing, these barriers inclire
scarcity ofaccessibléousing; the high cost of upkeep; costliness of modifying existing homes to
increase accessibility; and zoning regulations #iadhe timeprohibited AccessorpwellingUnits,
also known as, Haw apartmentsThe report defined a agefriendly homeas ame withuniversal
design elements that make living comfortable, safe, and accessible for all people regardless of
ability. Key elements include: at least one-step entry; singldloor living; wide hallways and
doors; leverstyle door and faucet handlestorage within easy reach; and bathrooms with walk
in showers and higher toilets. Although minor modifications can make a home safer for older
adults (installing banisters on both sides of stairways, grab bars in bathroomgradiffloors,
etc.), many banges are significant and costly (such as adding full bathrooms, laundry facilities,
and master bedrooms to the first floor of a house, etc.)

31The U.S. Census defines disability as ateng physical, mental, or emotional condition that can make it difficult

to do basic activities such as wiallf, climbing stairs, dressing, bathing, learning, or remembering. Many residents
with one or more disabilities face housing challenges due to a lack of housing that is affordable and physically
accessible.
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Tablelll-43 provides a summary of unmet housing needs according to income level and type of household,
focusing on households that are paying too much of their income on housing costs. While there are many
more owneroccupied units than rentals ilNeedham the numbe of unmet housing needs is
proportionately considerably higher for rentals. For exampligoof renters had cost burdenshich is

double the percentage of owners. In regard to severe cost burdens, more thaguamter of renters

were experiencing suciffordability challenges compared to 8% of owners.

Nevertheless, the level of cost burdens among owners is considerable, particularly for those with incomes
at or below 80% AMI. For example, almost all extremelyifm@me owners were spending more tha

half their income on housing costs. An estimated 46% of owners with incomes at or below 80% AMI had
severe cost burdensompared to 38.4% of renters. This datsosuggests a need for housing that would

be targeted to those in the 80% to 100% AMI mngometimes referred to as community housing, as
there were 180 owners with cost burdens that included 100 with severe cost burdenaoted earlier,

there are greater challenges in developing ownecupied housing as opposed to rentals, however, some
attention to the development of new affordable condominiums is certainly warranted.

Tablelll-43also provides numbers on the unmet housing needs of seniors, faaifidsionelderly single
individuals. In regards to seniongth unmet housing needshere were more seniors who were owners

than renters, at 715 and 570, respectively. Additionally, 68.4% of owners had unmet housing needs
compared to 59.6% of renters.

Seniors comprised the greatest number of households witorines at or below 80% AMI, including
renters and homeowners, compared to families and single individuals under age 62. This is not surprising
given the number of seniors who are retired and living on fixed incomes, also reflected in lower median
househotl incomes.

In regard to families in this income range, thevere also more owners with incomes at or below 80%
AMI, at 300 owners compared to 215 renter householdamner households also were experiencing
higher proportion of unmet housing needs@.3%compared to 40.0%or renters.

There vere many more on-elderly, nonrfamily households, mainly single individuaidio were renting
as opposed to owning their home, at 235 to 45 households, respectively. Renters also had &ehéher
of unmet howsing need aB0.8% versué4.4% for ownersr 29 owner households

What is compellig about this documentatioris the very high level of unmet housing need for those
with incomes at or below the 80%AMI level. Within these limited incomesmany residents are
struggling toremain in the community, somelikely having to decide whether they pay their rent or
mortgage versusiltility bills, medical prescriptionsor food.

Tablelll-43: Unmet Housing Needs

Market Affordable

Units (Without Cost
Taget Populations All Units Burdens) Unmet Need*
Rentals
Extremely Low Income 450 205 245(54.2% of units)
(Within 30% AMI) 215 with severe burdens
Very Low Income (30% to 405 150 255(63.0%)
50% AMI) 180 with severe burdens
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Low to Moderate 175 55 120(68.6%)
Income (50% to 80% AMI) None with severe burden;
620(60.20)
Subtotal 1,030 410 395 or 38.4% with severe
burdens
80% to 100% AMI 60 (29.3%)
205 145 35 with severe burdens
Above 100% AMI 60 (10.4%)
575 515 30 with severe burdens
740(40.9%)
Total 1,810 1,070 460 or 25.4% with severe
burdens
Owners
Extremely Low Income 330 10 320(97.0%)
(Within 30% AMI) 305 with severe burdens
Very Low Income (30% to 220 37 183(83.2%)
50% AMI) 58 with severe burdens
Low to Moderate 510 305 205(40.2%0)
Income (50% to 80% AMI) 125 with severe burdens
708(66.8%)
Subtotal 1,060 352 488 or 46.0% with severe
burdens
80% to 100% AMI 180(48.00)
375 195 100 with severe burdens
Above 100% AMI 1,848(24.6%)
7,520 5,672 115 with severe burdens
1,848(20.6%)
Total 8,955 7,107 703 or 7.8% with severe
burdens
TOTAL 2,588(24.0%0)
10,765 8,177 1,163 or 10.8% with seve
Burdens
All Units Occupied | Housing Available All Those with Cost
Target Population in By Those Earning | That is Affordable BurdensUnmet Needs
Need 80%AMI to Those Earningk Occupied by Those
80%AMI Earning>k30%AMI
Seniors (62 and over) 570Renters 230Renters 340Renters $9.6%)
7150wners 226 0wners 4890wners 68.4%)
Families 225Renters 140 Renters 90 Renters 40.0%)
3000wners 1100wners 1900wners 63.3%)
Non-elderly Individuals 235Renters 45 Renters 190Renters §0.8%)
45 0Owners 16 Owners 290wners 64.4%)
Source: U.Department of Housing and Urban Development (HUD), SOCDS CHAS a{&et0Table

-41)
*Includes all those spending too much on their housing per Tilbld.

Tablelll-44 presents targeted affordable housing development goals based on priotitsitg needs over
the short and longer ternil'he tablealso projects a distribution of production goals by type of household,
with a further breakdown byenure. The distribution of housing goals suggests that there [89% to
20% split between rental and ownership
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These priorities also address another priority housing need related to providing bfredgeunits and
supportive services where feasible, represeg 20% of the ondbedroom units and 10% of the twand

three-bedroom units.

It should be noted thati K S

adlr tsSQa
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provides more guidance to localities concerning housing opporturfitieiamilies with children and are
requiring that at least 10% of the units in affordable production developments that are funded, assisted
or approved by a state housing agency have three or more bedrooms with some exceptions (e.g., age

restricted housing
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Tablelll-44: Summary of Priority Housing Needs aBdtimatedDevelopment Goals

(% of total units)

Single Persorg Small Large Families/3+
Rental Units One Bedroom Familieg*/2 Bedrooms
@ % Units @ 40% Bedrooms @ 10%
@ 50%
Single Persorng Small Large Families/3+
Ownership Units | One Bedroom Families* /2 Bedrooms
@ 20% Units @ 25% Bedrooms @ 25%
@ %
Special Needs* (20%) (10%) (10%)

AdzLILR2 NI A @S K2dzaAy 3 F2NJ

Source: Largely based dable IH43 and rationale for a greater focus on rental housing based on the

considerations cited in this sectiohincludes seniorst*Includes couples who are seniors.

Given the indicators of need that are included in this Housing Needs Assessnanif #ne Town were
to reach the 10% level of affordability without the inclusion of market rate units in the Chapter 40B rental
developments, now at 6.7%, it will likely still have unmet housing needs in the community.

In conclusion, there is a need forovide support to all these types of households along a wide range of
incomes. Everyone should have a right to safe and affordable housing which is so fundamental to
stabilizing both individuals and families who may be living in substandard conditiond/anspending

far too much for their housing. The whole community benefits when all residents have a decent and
affordable place to call home.

Needham HousinglBn
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Appendix 1
Housing and Zoning Analysis

The Town of Needham has approximately80D, total housing units with a median singemily house
price of $1.3 million in September 2021 ($862,500 for condominiums), up from $1,065,000 (+22.1%) and
$805,000 (+7.1%), respectively, as of the end of 28usingprices are not only high and riginbut

further evidence of tighteningharket conditiongsreflected invacancy rateat about 1% and little or no
affordability remaining in the privateunsubsidizedhousing stock. These conditions have been
exacerbated by substantial teardown activityyolving the demolition of more modest homes with much
larger and expensive ones, further driving up housing prices and eroding housing affordability. The loss
of income that many have suffered as a result of Cd@ds exerting further pressures on diig
residents, many who are struggling to afford to remain in their homes and community.

' YRSNJ aD[ /KFLIWGSNInn. > AT fSaa GKIYy wmm: 2F | YdzyA
override local zoning if the project includes demdtricted affordable units and meets other state
requirements®? Despite intensifying market pressures, Needham has made considerable progress in
promoting greater housing diversity over the years with 1,410 stgeroved affordable units included

on the Subsidied Housing Inventory (SHI), representing 12.76% of its housing*$tAokadditional nine

affordable units will be included in the SHI as a result of rezoning requirements for the Carter Mill
development that will bring the total number of SHI unitsit@19 and a 12.8% level of affordability.
Consequently, Needham is well beyond the 10% state affordability threshold under MGL Chapter 40B.
Nevertheless, the Town recognizes that there still remains a pressing need for greater housing diversity

and affordability in the community.

This report reviews the progress that has been made in the past to address housing needs and examines
challenges to further advance local community housing goals.

l. Housing Production Accomplishments
¢CKS FFF2NRIO6f S dzyA i d8SubsiéidediHobisiNgnvedtamhiit nov excaed &K% Y Q &
affordability goal under Chapter 40Bnclude the following:

Rental Housing
1 The Needham Housing Authority owns and manafe&units of subsidized housing including
198 onebedroom units for seniors and disabled individuals of any agelafdnits for families
and veterans. The Authority also maintains two staffed apartmentsdleve eight individuals
with special needs.

32 Chapter 774 of the Acts of 196Stablished the Massachusetts Comprehensive Permit Law (Massachusetts
General Laws Chapter 40B) to facilitate the development of affordable housing ferat@vmoderateincome
households; defined as any housing subsidized by the federal or state goverhomeler any program to assist in

the construction of low or moderateincome housing for those earning less than 80% of median inapime
permitting the state to override local zoning and other restrictions in communities where less than 10% of the year
round housing is subsidized for loand moderateincome households.

33To be counted as affordable under Chapter 40B, housing must be dedicated #tefomgccupancy of income
eligible households (those earning at or below 80% of area median income)gthresale or rental restrictions.
Units must also be affirmatively marketed ardbsidized ompproved through a subsidizing agency. All units in
Chapter 40B rental developments count as part of the Subsidized Housing Inventory as opposed to onlyathe act
affordable units in homeownership projects.
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Another 67 affordable units of agestricted housing were developed by private sponsors.

Charles River Landing, with 350 units including 88 affordable units, was developed under the

atrisSQa [2QRPEANLYAORLOADSA2YSGAYSAE NBFSNNBR G2

municipality supports the project in the early stages of developniént.

9 Another LIP process was used for 390 rental units with 98 affordable ones as part of The Kendrick
developmenr.

1 The Modera Needham projecalso a Chapter 40B development, produced 136 rental units on
Greendale Avenue that includes 34 affordable units.

T 'Yy FTRRAGAZ2YIE wmMc dzyAdta 6SNBE I RRSR (2 GKS ¢26yQ
at 1180 GreatPlain Avenue. Four of these undse expected tobe affordable. An abutter
appealed the ZBA decision in December 2019, andtbgect isstill awaiting the resolution of
litigation.

1 An affordable unit was developed under the Needham Center Overlaycbhibat requires 10%
of units built within the area be affordable. This unit is part of a mixeel development that
includes nine market units and two commercial businesses. (See Appendix 4 for a map of this
area.

1 A total of seven affordable units weerlso created under local zoning as part of an Elder Services
Overlay District. These units were part of two phases in developing housing for those 55 years of
age or older. See Appendix 4 for a map of this area.

1 The Town has a total of 84 units in gpolomes for persons with developmental disabilities and
another 26 units in facilities for persons with special needs that were sponsored bgrafin
organizations.

9 It should be noted that 2019 census estimates indicate that out of a total 1,754 ramta) 830
had rents of less than $1,500 which would have been affordable to those households earning less
than $68,000, assuming tenants were not spending more than 30% of their income on housing
costs, the traditional threshold of affordability, and hawdity bills that average $200 a month.

The census estimates identify another 367 units with rents in the $1,500 to $2,000 range that
would have been affordable to those with incomes between $68,000 and $88,000 based on the
same assumptions. Many of thesentals are subsidized as the Town has 737 rentals on its
Subsidized Housing Inventory (SHI) that are rented at affordable levels prescribed by the state.
Additionally, the census estimates indicate that 99 renter households did not pay rent.

1 TheTown succeeded in having a market unit converted to an affordable one at the Hamilton

Highlands development (formerly Webster Green). This occurred when the owners were making

considerable capital improvements, including expanding the number of unitsingatent levels

to climb above what some loAgrm tenants could afford. The affordable unit is not eligible for

inclusion on the SHI, however, because it is reserved for existing qualifying tenants.

= =4

Homeownership Units
1 Needham has a total of 17 affordl@ homeownership units that were permitted under Chapter
40B and are scattered in seven separate developments.
1 The Needham Housing Authority converted 20 sifigieily homes that were rentals to 4duplex
units, half of which were sold as part of the HMigock Estates condominium development.
I The Town also conveyed a municipally owned lot on Bancroft Street to Habitat for Humanity
which built an affordable singtamily home.

34 Chapter 40B guidelines allow all units in a 40B rental development to be counted as part of the SHI.
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A detailed report on these SHI units is included as Appendix 1.

TheTown has also focused on ensuring that SHI units are preserved as affordable and remain part of the
SHI for as long a period of time as possible. To this end, the Town created a Community Housing Specialist
position, that, in addition to other job respoihdlities, conducts annual monitoring of a number of
affordable housing units, including some older 40B ownership units and more recent units that were
required to be affordable through inclusionary zoning. The Housing Specialist is also in contaog with t
monitoring agents for other affordable units to ensure continued compliance with all monitoring and
affordability requirements.

2 KAES y2G O02dzy iSR & LI NI 27F (he&Needhamdofighg Aufholdty 3 A RA T S
administers120 Sectior8 voucherswhich are federally funded through the UD8partment of Housing

and Urban DevelopménHUD) These rentavouchersare provided to qualifying households renting

units in the private housing market, filling the gap between an established markeg thetFair Market
Rent(FMRYlF yR | LB NIA2Yy 2F (KS K2dzaSK2f RQa AyO2YSo

the Housing Authority has been able to apply up to 110% of the FMR levels for its maximum rent.
Applicants must also have incomes within 50% of area median inc@@gl®for a family of three based

on 21 HUDOncome levels.Additionally, 75% of the valners must be used by households with incomes

at or below 30% AMI.

The Town has also launched a numbespécial housing programi help residents afford to remain in
the community including:

1 TheSmall Repair Grant Programovideslimited financial asistance to incomeligible senior and
disabled households to helpake health and safety improvements to their home&Srants of up
to $5,000 areprovidedon an unsecuredbasis;there is no repaymentrequired unless the grant
recipient does not comply with the Grant Agreement or sells or transfers the home within one
year. At least one member of the household must be 60 years of age or older or have a disability.
All participants must have incomes of no méian 80% of Area Median Income. The Program is
administered by the Needham Affordable Housing Trust.

1 TheEmergency Rental Assistance Prograas gproved by Special Town Meeting in October
2020 to provide financialssistancdo help renters who lost inane due to Covidl9 remain in
their homes. With an allocation of $120,000 of Community Preservation funding and another
$50,000 from theMassachusetts CovitB Relief Fund, secured for Needham by the Foundation
for MetroWest the Prograntovered 50% ofrent up to $1,500 per month for up teixmonths.
To qualify, applicants must reside in a private rental unit, including affordable Chapter 40B units,
and have incomes no more tha@0% of Area Median Income (AMI)The Town selected the
regional nonrprofit organization, Metro West Collaborative Development, to administer the
program.

1 The Safety at Home Progranthrough the Needham Center for the Height®lps Needham
residents ag®0 and older continue to live independently in their honggroviding a free home
assessment of safety issues, connections to local resources, and free home goods to improve
safety.

I The Town adopted zoning to allo&ccessory Dwelling Units (ADtéspe created for occupancy
by family members or caregivers to enable qualifying homeowners to age in place.
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Il. Planning and Regulatory Accomplishments
The Town has enactetthe followingzoningprovisionsover the years to better promothousingdiversity
and affordability:

g tftyz2aid KFIHEF 2F GKS ¢246yQa f I (rRustluid® b offadacre)?2 y SR
lots, an allowable lot size relatively rare in the Route 128 suburbs where lots szmmaiderably
higher.

1 Twofamily dwellings are allowed by right in limited areas of to(tlhe General Residence
Distric). Seemap inAppendix 4.

1 Apartments or multifamily units are allowed by Special Permit on the second floor of buildings in
the T2 ¢ ¥ €@mmercial areas, as well as the half story above the second floor in the Needham
Center Overlay District. Zoning was also amended to promote underground parkingJerttes
Overlay District by exempting the floor area of the parking garage in theutations for
determining the maximum floor area ratio, allowing more square footage to be dedicated to
housing. Zoning also allowed building height up to 3+1 with three stories of residential above first
floor commercial space in the Town Center.

1 Mixed residential/business use has been accommodated to some degree in other areas besides
the Town Center, including Avery Square, the Hillside Avenue Business District, the Garden Street
District, and Lower Chestnut Street area.

1 Boarding houses (SROs) arew#d by Special Permit in the Central Business District and
industrial districts.

T ¢KS ¢26yQa ! LINIYSYyl 5Aa0NRAOGAST | OKRMEAK € A YA

development by right without the need for a Special Permit, requiring onlyF$#e Approval,
and thus involve a much faster and less onerous permitting process.

1 Several forms of residential development flexibility are provided: Flexible Development (Section
4.2.4 of the Zoning Bylaw), Planned Residential Development (4.2.5), Riedidmpound
ONPHDPCOIET FYR 5AYSyaArzylt wSRdzOGA2ya oO6ndPHDTO
the clustering of units while preserving some open space and other natural features of the
property.

1 ¢KS ¢26yQa { dzoRA DA A A 2opvardy Githalzf dnyl dnfsyially denhddingd ( NI A :

provisions.

1 The Town has not imposed barriers such as growth timing, phasing controls, or punitive health or
wetlands restrictions as has been done elsewhere.

T ¢KS ¢26yQa &LXAG G} E Oifalltad éate thdt S hbduk Balf thalihid byt &
businesses. The Town also offers tax exemption, wtirkand deferral programs to qualifying
owners.

1 Building, sewer, and other development fees have in the past been waived for some affordable
developments vth non-profit sponsors.

1 Town officials make goefhith efforts to work with applicants to facilitate timely progress

0KNRdZAK (KS NB3IdzZE I 62NE aeadSYx NI GKSNI GKFy dzaa

More recent planning and regulatory changes to better promote atibid housing have included:

1 Overlay Districts
Notable among zoning changes has been the introduction of Overlay Districts that promote smart
growth development, affordable housing, mixede development, and other urban amenities in
several commercial areas of town including Needham Center, the LGhestnut and Garden
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Street areas, and Mixed Use Overlay District (MUOD) in the Hightemaue/Route 128 area.
bSSRKIY |faz2 SadtdroftAakKSR Fy 9f RSN {SNBAOSa 5Aia
increasingly aging population. Most of theséstiicts require the integration ohffordable

housing equivalent to one unit for properties less tharten units and 10% of all units for those

with ten ormore units The more recent MUOD increased the affordability requirement to 12.5%.

1 Projectbased Rezoning
Needhamhas demonstrateda willingness to rezone property to accommodate affordability
efforts. For examplethe b SSRKI Y | 2 dzA A Yigh RodkzEstteNKlavaoprient
precipitated zoning changes to allow the conversion of seiatilefamily bungalows to duplex
units, some of which were redeveloped as affordable rentals and others as condominiums. More
recently, the Town approved new zoning for The Residences at Carter Mill that involved the
redevelopment of the Avery Crossiagsisted living units with 72 Independent Apartments (nine
of which will be affordable), 55 Assisted Living Apartments, and 28 Memory Care Apartments.

1 Neighborhood Business District Changes
Zoning was changed in tiNeighborhood Business District to allanixedusesin districts where
a portion of the area is located within 150 feet of the boundary of Route PX®visions also
require that 12.5% of the units created be affordable with the added option of allowing payment
in-lieu of units to be paid intdhe Needham Affordable Housing Trust in support of other
affordable housing initiatives®

9 Local40B Guidelines
The Town adopted Local Chapter 40B Guidelines in 2012 to advise the Zoning Board of Appeals
and other Town boards and departments with a role in the development review process on local
housing priorities and the review process for comprehensive permitsw tiat the Town has
surpassed the 10% affordability goal under Chapter 40B and is no longer susceptible to 40B
projects it deems do not address local needs and priorities, the Town is revisiting the Guidelines
and discussing changes to better reflect emtr Town preferences for locations, income targets,
design, density, etc. for new affordable housing development.

1 Needham Affordable Housing Trus
Town Meeting approved the Needham Affordable Housing Trust at its 2017 Annual Meeting to
provide for the peservation and creation of affordable housing for famd moderateincome
residents.

The state enacted the Municipal Affordable Housing Trust Fund Act on June 7°2008h
simplified the process of establishing housing funds that are dedicatedbsidizing affordable
housing. The law provides guidelines on what trusts can do and allows communities to collect
funds for housing, segregate them out of the general budget into an affordable housing trust fund,
and use these funds without going backTtown Meeting for approval. It also enables tgush

35The cash payment would be equal to the most current Total Development Costs for the MA DepartmauniafyH

FYR /2YYdzyAdé 5S@St2LSydQa vdz2r t ATFASR ' ff20F0A2Y ttly
the areas described as within Metro Boston/Suburban Area. These figures are also adjusted for the type of project
and number of units.No fees have been collected to date.

36 MGL Chapter 44, Section 55C.

Needham HousinglBn Page83



Draft 3-16-22

own and manage real estateThe law further requires that local housing trusts be governed by

at least a fivanember board of trustees, appointed liye Select Boardn the case of Needham,

members othe Housing Trust include the Select Board, the Town Manager, and an appointed at

large member.

Sincethd 2dza Ay 3 ¢NHza (G Qa SadlofAaKYSyadsz Al KI a

issues and has sponsored the Small Repair Grant Program and advocated for the Emergency

Rental Assistance Program. Funding in the Housing Trust remains limitedetolatgely

YSi

capitalized by monitoring and resale fees. The monitoring fees are paid annually by the property
owners and by the seller when affordable homeownership units turn over. The Housing Trust is

entrusted with ensuring compliance with state affaflity requirements.

9 Accessory Dwelling Units (ADUSs)

The 2019 Special Town Meeting approved the bylaw to permit the creation of accessory dwelling

units (ADUs) by Special Permit of the Board of Appeals. The bylaw limits th® smtgefamily

homesG KI G | NB y2t® @dehedk Satily dnembers related to the Owner by blood,
adoption or marriage (spouse, parent, sibling, child, or a spouse of such persons); and Caregivers

of Family members who look after an elderly, chronically ill or disabledeOwino needs

assistance with activities of daily living or a Family member who needs such assistance, subject to

ALISOATASR aidl yRPFNMRAS IoyeR | LONR A SIRANSSTakéy SR (K S

singlefamily detached dwelling that is a second, smifitained dwelling unit and a complete,

separate housekeeping unit containing provisions for living, sleeping, cooking and eating. The
ADU must b subordinate in size to the principal dwelling unit on a lot, and constructed to

maintain the appearance and essential character of the sifegtely dwellinge®®

Other provisions limited the ADU to no more than 850 square feet with one bedroom, loicated
aprimary structureand not an accessory structyrandwith exterior entrances and access ways
that do not detract from the singléamily appearance of the dwellingmong other conditions.
While the bylaw limited occupancy to family membenscaregvers it does promote greater

housing diversity in the community by allowing small apartments in existing dwellings, enables

extended family members to live together, and also provides opportunities femigapport for
people with disabilities. A totaf eight ADUshave beerpermitted as of March 2022

More details on zoning are summarized in Appendix 2.

[I. Housing Challenges

The challenges to producing affordable housing in the Boston region have been repeatedly identified in

publishedreportsover the yearsvith strikingly consistent observation®hile sharp reductions in state

YR FSRSENIf FdzyR&a F2NJ K2dzaAy3 KIF @98 O2y i NAOGdzi SR

and supply is widely seen as the result of both state aadllactions that constrain land availability, create
regulatory impediments, and add to the costs of constructibnS SRKI YQ& f 20F GA2Y

Boston with good highway and commuter rail access as well as recognized schools have boosted the

demand for housing and thus driven up prices.

37 Section 3.15 of the Needham Zoning!By.
38 |bid.

Needham HousinglBn Page84

I a

I'5

02

Y



Draft 3-16-22

Particularly challenging are the following housing production constraints:

9 Limited Developable Property
As an older established communityeedhamhas less land available for development than many
other communities in the region, arttie remaining property has become increasingly valuable
and difficult to develop

New development will rely primarily on redevelopment opportunities, particularly those in areas
where some greater density and access to puiptinsit are possiblelt will be important for the
Town to continue to guide future development tiseseappropliate locations, promang higher
densities in some areas while minimizing the effects on the natural environment and preserving
open space corridors and recreational opportunities in others.

91 High Level of Teardown Activity
Driven by the high value ofrid in Needham, the demolition of older, smaller, and less expensive
houses has become the principal source of lots for the construction of new -$amily homes
thusa NBEO@ Of Ay3dé fFyR NI (KSThes&KiISyF NR2 B F dzNEYIA ( H IS y
dwellings have typically beenreplaced by substantially larger ones, leaving the number of
dwelling units unchanged but increasing their vasignificantly. Thisdemolition/replacement
activity has eliminated many of the smaller maaordable private market units that were
developed years ago as starter housing and has been the driving force pushing sales prices over
$1 million

1 Regulatory Barriers
While significant progress has been made to reforming zoning, there still remaing for
regulatory improvemersto better RA NB Ol RS @St 2 LISy G (2 I LILINE LINR | (
INR g G Ke LINieduatiincinttves fot intetporating public benefits, including affordable
housing. As previously mentioned, there is a rlasence of developable vacant land that is
zoned to permit multfamily housing, even twfamily dwellings. Actual development of muilti
family housing now generally occurs through redevelopment of already developed sites, rezoning
by Town Meeting, agrin the past, a Chapter 40B override of applicable zoning. The Overlay
Districts mentioned above have reduced these barsasewhatin certainareas.

1 Limited Availability of Subsidies
Financial resources to subsidize affordable houpmegervation and production as well as rental
assistance have suffered budget cuts over the years making funding more limited and extremely
competitive. Communities are finding it increasingly challenging to obtain necessary funding for
programs and devepment projects and must be strategic in leveraging limited local resources.
Because of substantiahd growingaffordability gaps, affordable housing initiatives are likely to
requirelayers of public angrivate investment.

Needham approved the Commity Preservation Act (CPA) in November 2004, which has been a
very important resource for supporting affordable housing efforts. Over the years the Town has
committedabout $16 million of its CPA funds on housing initiatives including:

1 $120,000 in recerfunding to support an Emergency Rental Assistance Program
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1 $860,500 for fourgrants to the Needham Housing Authority, three for the High Rock
Estates project and another for a feasibility study for redeveloping NHA property.

1 Another $150,000 grant to NHA for development consulting services whiabled NHA
to bring on the services of the Cambridge Housing Authority to hedptérmine how
best torefinance much needed property improvements.

1 $370,000 for the Charles Riverrar (formerly the Charles River ARC) for four grants
including three grants for existing group homes and another for a new group residence
for five people with significant physical and cognitive disabilities.

1 $25000 for a housing consultant to prepare d&per 40B guidelines and additional
funding towards a portion of the paftime Housing Specialist position over three years

Most of the CPA reserve funds have beenasitle to support a future NHA project to redevelop

existing public housing. ItshouddS y2 iSR GKFI G 6KAES | YAYAYdzy 27
CPA funding must be reserved for community housing, communities can dedicate a higher
percentage of CPA funds for housing. The balance in the CPA Community Housing reserve as of
December 31, 20213 $2,459,763

The Town also joined the Metro West HOME Consortium in 2008, which has enabled it to secure
HOME Program funding to address local affordable housing needs. Funding has fluctuated over
the years from an allocation of $57,521 in fiscal y2@09, to $67,387 by 2011, down to $36,149

in 2013, and then as low as $27,455 and $27,750 in 2020 and 2021, resyeciive Town has

spent $280,000 in HOME funds ftine Charles River Sy (i gsoNjrasidence at 1285 South
Streetin addition to annual perating/administrative funds

1 Community Perceptions
Residents in most communities are concerned about the impacts that any new development will
have on local services and the quality of.liBme residents mayave negative impressions of
affordable housing in generalr question whether it is even needed in the communitlocal
opposition to new affordable developments has become more the norm than the exception.

On the other hand, national events like the Black Lives Matter movemedttiae current
pandemic have been catalytic in promoting greater community interest and discussion regarding
housing issues, including the need for more affordable housing in the community

1 Infrastructure Constraints
As a general matter, thé 2 6y Qa AYFNF a0 NHzZOOGdzNE A& fA1Sfte adz
incremental growth related to affordable housing development. An exception is potential public
education costs, particularly if school enrolliments warrant construction of additionatitsiliA
KAIK LISNOSyGlr3IsS 2F¥ (GKS ¢26yQa GIE tSge It NBlIRe
and services, existing schools are at or over capacity, and land for new facilities is at a premium.

There are a number of areas of town that aret served by Town sewer services, most in the

outskirts near the Wellesley and Dover lines and comprigiggi. Y2 NB G KIFy wmm> 2F |
LINR LISNI A Sa o a2ald 2F (KSaS FINBlFa FNB LINL 27
several pockets whe gravity issues constrain the extension of such services. A number of
environmental concerns have arisen in these areas as some septic systems have failed and needed
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replacanentto protect local water sources. The Town is aggressively encouragingténsien
and connection to municipal sewer lines where possible.
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Attachment 1
Zoning Analysis Spreadsheet

Description of the File

This file lists all noginglefamily zones in Needham as of Jan 2021, and the restrictions and conditions
associated with building muitamily housing and mixedse developments (i.e., developments that
include multifamily housing with other uses such as retail stores or commercial offices).

This file lists where Affordable Housing is required as a pergentd multifamily housing units in a
building or development and highlights districts where mfathily or mixeduse housing is allowed or
allowable by special permit with no Affordable Housing requirement. This file also serves as an overview
of existirg (nonNeedham Housing Authority) mufiimily housing more generally in Needham. In this

file, Needham is divided into three zoning maps running from North to South.

Glossary offerms

Inclusionary zoning

Refers to municipal zoning bylaws and ordinances that require a given share of new construction to be
affordable by households below a certain income (usually 80% of median income of the metropolitan
area), referred to as Affordable Housing.

The term Intusionary Zoning indicates that these bylaws and ordinances seek to provide Affordable
Housing Units that the market would otherwise not produce under current zoning in the absence of
Inclusionary Zoning provisions.

Overlay District

An Overlay District ia type of land use zoning district that "lies" on top of the underlying zoning district.
An Overlay District could cover more than one underlying zoning district; also, there could be more than
one Overlay District covering a single underlying zonirtgatis

Acronyms Used

CCRC: Continuing Care Retirement Community
FAR: Floor area ratio (ratio of floor area to lot area)
AHU: Affordable Housing Unit

DU: Dwelling Unit

MUOD: Mixed Use Overlay District
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IS MIXED-USE
BUILDING ALLOWELOCATION

IS MULTI-FAMILY (Restrictions  LIMITATIONS w/ir DIMENSIONAL AFFORDABILITY  EXISTING
MAP # ZONING DISTRICT ALLOWED specified) BUILDING LIMITATIONS  REQUIREMENT DEVELOPMENT(
1 Industrial - 1 N
1 Industrial N
N (but see MUOD
1 Highland Commercial - 128 on W-side)
1 Mixed Use - 128 N (but see MUOD)
84' height (54
SP (4-250 DU'S; 4 SP 4-250 DU'S; 40-7(for M-U, DU's only w/in 350" of river);
1 Mixed Use Overlay District (MUOT)% 1BR) 1BR on upper stories FAR 3.0 12 1/2% AHU none
only on upper
floor(s) above NR 35' height; 21/2 6+ units/12 1/2% (or $
1 Neighborhood Business - 128 N SP use stories; FAR 0.5 to AH Trust) none
1 New England Business Center N
must be withina 40" height; 3 10 units/1 AHU; 11+
1 Elder Services Y CCRC & 55+ age stories; FAR 1.0 units/10% AHU Wingate
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